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INTRODUCTION
In 1981 a group o f  bankers and businessmen who were organized as 
the Bozeman Downtown Development Associat ion (DDA) undertook the prepa­
ra t ion  o f  an urban renewal plan f o r  Bozeman, Montana. In doing so, the 
DDA sought to create the means through which to  co r rec t  d e f ic ienc ie s  in 
the Central Business D i s t r i c t  which they regarded as having a negative 
in f luence on Bozeman's growth and v i t a l i t y  as a community. The i r  pro­
posed plan was t i t l e d :  Bozeman: A Community Redevelopment Plan.
This case study re la tes  the events and circumstances in Bozeman 
which shaped the development o f  the proposed Plan, the reception o f  the 
Plan by the community, i t s  presentat ion to the Bozeman C i ty  Commission 
and i t s  u l t im a te  re je c t io n  in March o f  1982. An analysis o f  the case 
w i l l  attempt to  i l lu m ina te  the fac to rs  and condi t ions which prevented the 
Plan from being adopted. In conclusion, t h i s  paper w i l l  provide a "check­
l i s t "  o f  items derived from th i s  case which may be he lp fu l  to those who 
undertake such e f f o r t s  in o ther  communities by a n t i c ip a t in g  some prob­
lems which may negat ive ly  a f f e c t  the outcome o f  t h e i r  own urban renewal 
p lans.
The information f o r  t h i s  case study was gathered f o r  the most par t  
during the au thor 's  tenure during the summer o f  1981 as an in te rn  o f  the 
O f f ice  o f  Economic and Community A f f a i r s  o f  the Montana State Department 
o f  Commerce assigned to the Bozeman Downtown Development Associat ion. 
Addit ional data were gathered through in te rv iew s ,  newspaper a r t i c l e s ,  
and the minutes o f  the Bozeman C i ty  Commission. Other sources used are 
noted.
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URBAN RENEWAL IN MONTANA
In 1959 the Montana Leg is la tu re  enacted the s ta t e ' s  f i r s t  Urban 
Renewal Law.1 In doing so, the le g is la tu r e  recognized th a t  the s ta te 's  
urban areas were prone to the development o f  undesirable cond i t ions o f  
d i l a p id a t io n ,  non-conforming land use, sub-standard housing and o ther  
fac to rs  which c o n s t i tu te  economic and soc ia l  l i a b i l i t i e s  f o r  the commu­
n i t y  in which they e x i s t .  Areas so a f f l i c t e d  or otherwise encumbered by 
cond i t ions  " in ju r io u s  to  the p u b l ic  h e a l th ,  s a fe ty ,  morals and we l fa re"
by v i r t u e  o f  t h e i r  physical circumstances were described in the Urban
2
Renewal Law as " b l i g h te d . "  The s ta tu te  made a c le a r  statement th a t  
e l im in a t io n  o f  these condi t ions was a matter  o f  s ta te  i n te r e s t  and made 
ava i lab le  to  local governments ex t rao rd ina ry  powers to co r rec t  and con­
ta in  b l i g h t  in urban areas. These ex t rao rd ina ry  powers inc lude expanded 
power o f  eminant domain, permission to  en te r  i n to  long-term partnerships 
w i th  p r iva te  in te re s ts  and the federa l government, and the a u th o r i t y  to 
spec i fy  how property in a b l igh te d  area could be developed.
P r io r  to exe rc is ing  these powers, the Urban Renewal Law requires 
local governments to  make an o f f i c i a l  determinat ion o f  the ex is tence o f  
b l i g h t  as defined in Section 7-15-4206 (2) o f  the Law, and to pass a 
reso lu t ion  expressing the need f o r  urban renewal a c t i v i t y  to be under­
taken. Under the o r ig in a l  l e g i s l a t i o n ,  the loca l  government was required 
to gain vo te r  approval o f  act ions they planned to implement in the 
b l igh ted  area. That requirement was removed in 1965 and 1969 by amend­
ments . ^
Urban renewal, genera l ly  speaking, is  a planned program o f  up­
grading or  enhancing an urban area which has become run down or
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u n d e r t a k e n  in p a r t n e r s h i p  w i t h  p r i v a t e  e n t e r p r i s e .  These  p o s s i b i l i t i e s  
a l l o w  t h e  p l a n  t o  be implemen ted  i n  a b a l a n c e d  and t i m e l y  f a s h i o n .
Fo l l owi ng  t h e  removal  o f  t h e  p r o v i s i o n  which c a l l e d  f o r  v o t e r  
ap p r ov a l  p r i o r  t o  t h e  l o c a l  g o v e r n m e n t ' s  f i n d i n g  o f  n e c e s s i t y  f o r  an 
urban  renewal  p l a n ,  t h e  o p p o r t u n i t i e s  f o r  c i t i z e n  i n t e r v e n t i o n  in  t h e  
u rban  renewal  p l a n  p r o c e s s  have been l i m i t e d  t o  two manda ted  p u b l i c  
h e a r i n g s .  The f i r s t  p u b l i c  h e a r i n g  i s  r e q u i r e d  b e f o r e  a l o c a l  g o v e r n ­
ment  i s  a b l e  t o  make a fo rmal  d e t e r m i n a t i o n  t h a t  b l i g h t ,  as  i d e n t i f i e d  
in  t h e  Urban Renewal Law, e x i s t s ,  and an urban  renewal  p l a n  i s  n e c e s s a r y  
t o  e l i m i n a t e  i t ;  t h e  s e c ond  p u b l i c  h e a r i n g  i s  r e q u i r e d  p r i o r  t o  t h e  
a d o p t i o n  o f  any u rban  renewal  p l a n  by t h e  l o c a l  governmen t .
Mon t ana ' s  Urban Renewal Law has  e n a b l e d  each  o f  h a l f  a dozen o f  
t h e  s t a t e ' s  l a r g e s t  c i t i e s  t o  make a c o n c e r t e d  e f f o r t  a t  r e v e r s i n g  
t r e n d s  which seemed t o  be l e a d i n g  t o wa r d  t h e  p r o ! i f e r a t i o n  o f  i n n e r  c i t y  
g h o s t  t owns .  Large  r e g i o n a l  m a l l s ,  whose c o n v e n i e n c e  and u n i f i e d  promo­
t i o n  o f  s t o r e s  t e n d  t o  draw consumers  away f rom a c i t y ' s  downtown,  have 
p u t  p r e s s u r e  on r e t a i l  m e r c h a n t s  t o  f l e e  t h e  downtown a r e a s  o r  s i m p l y  go 
o u t  o f  b u s i n e s s .  Mont ana ' s  Urban Renewal Law g i v e s  l o c a l  government s  
t h e  f l e x i b i l i t y  t o  e l i m i n a t e  and p r e v e n t  t h e  s p r e a d  o f  c o n d i t i o n s  o f  
b l i g h t  a c c o r d i n g  t o  t h e i r  own needs  and l o c a l  d e t e r m i n a t i o n .  By c o r r e c ­
t i n g  t h e s e  c o n d i t i o n s ,  t h e  h e a l t h  o f  t h e  e n t i r e  community i s  improved.
BACKGROUND INFORMATION - THE PDA AND BOZEMAN
S in ce  i t s  f o u nd i ng  in  1972,  t h e  Downtown Development  A s s o c i a t i o n  
has  been i n v o l v e d  w i t h  a number  o f  a c t i v i t i e s  r e l a t e d  t o  t h e  i mpr ove ­
ment  and promot ion  o f  t h e  C e n t r a l  B u s i n e s s  D i s t r i c t  (CBD). The impetus  
be h i nd  i t s  i n c o r p o r a t i o n  as a n o n - p r o f i t  e n t i t y  was t h e  announcement  o f
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a proposa l  t o  b u i l d  a r e g i o n a l  mall  on the  wes t  end o f  Main S t r e e t .  
Viewing t h e  mal l  as a s e r i o u s  t h r e a t  t o  t h e  merchant s  o f  t h e  CBD, t h e  
DDA i n i t i a t e d  l eg a l  a c t i o n  in 1973 to  p r e v e n t  i t s  c o n s t r u c t i o n .  Five 
y e a r s  l a t e r ,  t h e  DDA a t t em p t  t o  p r o t e c t  t h e  downtown from t h e  compet i ­
t i o n  o f  the  mall  f a i l e d ,  and the  Main Mall was opened in 1980.
The DDA has sponsored  a few s t u d i e s  aimed a t  gu id ing  f u t u r e  
d e c i s i o n s  r e g a r d i n g  development  o f  t he  downtown. Very l i t t l e  o f  what  
has come ou t  o f  t hose  s t u d i e s  has e v e r  been implemented by t h e  C i t y ,  
however ,  wi th t h e  e x c e p t i o n  o f  the  c r e a t i o n  o f  one-way c o u p l e t s  r unn ing  
p a r a l l e l  t o  Main S t r e e t  and the  removal o f  Ci ty  p a r k i ng  me t e r s .  The 
DDA's i n a b i l i t y  t o  s t o p  t h e  c o n s t r u c t i o n  o f  t he  Main Mal l ,  o r  t o  s u c ­
c e s s f u l l y  unde r t ake  l a r g e  s c a l e  p r o j e c t s  in t he  CBD have p r e v en t ed  i t  
from e s t a b l i s h i n g  a s t r o n g  l e a d e r s h i p  r o l e  f o r  i t s e l f  among t he  i n d e ­
pendent  Main S t r e e t  bus inessmen and r e s i d e n t s  o f  Bozeman.
The DDA's d e c i s i o n  to d r a f t  a community redevelopment  p roposa l  
grew o u t  o f  a seed  p l a n t e d  in 1980 when Lar r y  Vel tkamp,  a Bozeman r e t a i l  
merchant  and t h e n - p r e s i d e n t  o f  the  DDA, i n v i t e d  Lar ry  G a l l a g h e r ,  an 
urban renewal c o n s u l t a n t  from Helena ,  t o  add r e s s  t h e  DDA Board o f  D i r e c ­
t o r s  abou t  the  s u i t a b i l i t y  o f  such a program f o r  Bozeman. In t he  b e g i n ­
n ing  o f  1981, Tim F i t z g e r a l d ,  n e w l y - e l e c t e d  p r e s i d e n t  o f  t h e  DDA, and 
the  r e s t  o f  t he  Board dec ided  t o  proceed  wi th  t he  p r o j e c t .  As a f i r s t  
s t e p ,  t he  DDA a p p l i e d  t o  the  Montana Department  o f  Economic and Community 
A f f a i r s  f o r  a g r a n t  t o  s ec u r e  t he  s e r v i c e s  o f  a s t u d e n t  i n t e r n  to com­
p l e t e  p r e l i m i n a r y  r e s e a r c h  f o r  the  program.  The g r a n t  a p p l i c a t i o n  was 
approved and the  i n t e r n  began work in Bozeman J u l y  1, 1981.
At th a t  t ime the DDA Board o f  D irectors had not a r t i c u la te d  any 
c le a r  goals f o r  t h e i r  community recevelopment p lan, although a number o f  
items were i d e n t i f i e d  as su i ta b le  areas o f  focus. Many o f  the condi t ions 
which prompted the DDA to undertake the d r a f t i n g  o f  t h e i r  plan had been 
documented in e a r l i e r  s tu d ie s .4 Even though these condi t ions have been 
to le ra ted  f o r  some t ime, the DDA argued th a t  they have a negative i n f l u ­
ence on the downtown's development and are in c ip ie n t  to  la rg e r ,  more s e r i ­
ous problems in the fu tu re .  The fo l lo w in g  is  a summary o f  the major 
problems the DDA sought to address through the adoption o f  t h e i r  plan.
T r a f f i c  and Parking Problems
Bozeman's Main S t re e t ,  which defines the heart o f  the CBD, is  also the 
eastern terminus o f  US Highway 191 as i t  meets In te rs ta te  Highway 90.
US 191 is  a p r in c ip a l  route to Yel lowstone National Park and is  the only 
route to the Big Sky Resort Area. As a r e s u l t ,  Main S tree t  ca r r ies  a 
subs tan t ia l  amount o f  t o u r i s t  t r a f f i c  as motor is ts  pass through south 
centra l  Montana. The add i t ion  o f  t o u r i s t  t r a f f i c  to  local t r a f f i c  in 
i t s e l f  does not c o n s t i tu te  a burden on Main S t re e t 's  ca r ry ing  capac i ty .
US 191 also ca r r ies  a great deal o f  long-haul t ruck  t r a f f i c  bound 
to and from C a l i fo rn ia  and other southeastern s ta tes .  Moreover, the 
amount o f  t ruck t r a f f i c  is  aggravated by the fac t  tha t  US 191 is  the 
route used by loggers t ran sp o r t in g  logs from the G a l la t in  National Forest 
southwest o f  town to sawmil ls east o f  Bozeman. The high volume o f  truck 
t r a f f i c  adds to automobile congestion and detracts  from e f f o r t s  being 
made by downtown merchants to encourage a more pedestr ian environment 
f o r  shoppers. During the hot summer months, the surface o f  Main S tree t  
tends to "corduroy" from the weight o f  the trucks on the softened aspha l t ,  
making lane changing rough and in te rsec t io ns  hazardous f o r  motor is ts .
The C i ty  o f  Bozeman has wanted to get truck t r a f f i c  o f f  Main S treet  
f o r  years.  However, the lack o f  a su i ta b le  and a f fo rdab le  a l te rna te  
t ruck route has prevented e i t h e r  the s ta te  or the federal highway departments
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from p rov id ing  a s o lu t io n  to  t h i s  c o n d i t io n .  In Ju ly  o f  1981, the Mon­
tana Department o f  Highways announced th a t  bids would be l e t  in  e a r ly  
1982 f o r  a p r o je c t  to  resur face Main S t ree t  w i th  a s t ro nge r ,  more r u t -  
r e s is t a n t  m a te r ia l .  While t h i s  came as welcome news to  the C i t y ,  i t  
nevertheless does noth ing to  e s ta b l is h  a more permanent answer to the 
problem o f  the CBD having a major highway passing through i t .
T r a f f i c  c i r c u l a t i o n  in the CBD has been a perennia l problem in  Boze­
man. In 1970, l e f t  tu rns  from Main S t re e t  in the CBD were p ro h ib i t e d  in 
an e f f o r t  to  enhance t r a f f i c  f low .  When the one-way coup le t  system o f  
Babcock and Mendenhall S t ree t  (which run p a r a l l e l  one block north and 
one block south o f  Main S t ree t )  was in troduced in 1980, the p r o h ib i t i o n  
against  l e f t  tu rns from Main S t ree t  i n t e r f e r e d  w i th  t r a f f i c  f lows in the 
system which was designed to re l ie v e  congestion on Main S t ree t .  The ban 
on l e f t  tu rns from Main S t ree t  has since been removed. A t r a f f i c  study 
completed in 1981 f o r  the re v is io n  o f  Bozeman's Master Plan suggested 
th a t  the congestion in the CBD could be a l l e v ia te d  to a large degree by
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revers ing the d i r e c t io n  o f  the one-way coup le t  system. Whatever the 
u l t im a te  s o lu t io n  to  r e l i e v in g  the congestion on the downtown s t r e e t s ,  
i t  w i l l  most l i k e l y  requ ire  s i g n i f i c a n t  changes in the c i r c u l a t i o n  system. 
In 1978, the C i ty  created a Parking Commission to oversee the c rea t ion  
o f  adequate park ing in the downtown. The Parking Commission acquired 
proper ty  and developed fo u r  l o t s  w i th  a t o t a l  capac i ty  o f  200 veh ic les .  
Although t h i s  was a step in the r i g h t  d i r e c t i o n ,  the new lo ts  on ly 
helped s a t i s f y  the demand f o r  sho r t - te rm  park ing needed by m o to r is ts  run­
ning errands or  making b r i e f  shopping t r i p s .  Long-term park ing,  demanded 
by employees and res idents  o f  the downtown, is  s t i l l  w oe fu l ly  inadequate, 
so much so, in  f a c t ,  th a t  they compete w i th  sho r t - te rm  parkers f o r  the 
a va i lab le  space on the s t re e ts  and in the lo t s  o f  the CBD.^
U n d e r -u t i l i z a t io n  o f  Upper Story Space
The obvious u n d e r - u t i l i z a t i o n  o f  the second and t h i r d  s to r ie s  o f  
bu i ld ings  along Bozeman's Main S t ree t  is  an added undesirable cond i t ion  
which is  compounded by the shortage o f  park ing space a va i la b le  in the 
CBD. This space s i t s  vacant or  serves no more valuable purpose 
than as storage f o r  seasonal ho l iday  decorat ions simply because the 
s c a r c i t y  o f  sho r t - te rm  parking i n h ib i t s  the development o f  add i t iona l  
r e t a i l  o r  o f f i c e  space. This s c a r c i t y  a lso i n h ib i t s  the crea t ion  and 
r e h a b i l i t a t i o n  o f  re s id e n t ia l  space in the CBD,as w e l l .  Even now, few 
apartments c u r re n t l y  e x i s t  in tha t  area which can provide space f o r  
tenant parking.
The u n d e r - u t i l i z a t i o n  is  undesirable f o r  the community f o r  two 
reasons. In the f i r s t  place,  in a community such as Bozeman, where 
steady growth is  occu r r ing ,  the lack o f  ava i lab le  parking in areas l i k e  
the CBD, encourages development on the f r in g e  areas o f  the town along 
major t r a f f i c  a r t e r i a l s .  The pub l ic  i s  on ly  recen t ly  beginning to 
re a l ize  the impact th a t  th is  has on the a g r i c u l t u ra l  areas surrounding 
c i t i e s  and towns. Precious farmland is being taken out o f  production 
at  an alarming ra te  in the United States and being sub-d iv ided f o r  hous­
ing ,  o f f i c e s ,  and shopping m a l ls . 7 A large pa r t  o f  Bozeman's loca l  
economy is  based on a g r i c u l t u r e ,  so i t  is  i r o n i c  th a t  near ly  every major 
development in the la s t  f i v e  years has taken place on what was once pro­
ductive a g r i c u l t u ra l  land.
Secondly, the u n d e r - u t i l i z a t io n  o f  the second and t h i r d  s to r ie s  rep­
resents l o s t  tax revenue which would be rea l ized  i f  the space were 
developed a t  a leve l  near i t s  p o te n t ia l .  Given i t s  loca t ion  in the
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heart  o f  the c i t y ,  p rov is ion  o f  municipal serv ices and f i r e  and po l ice  
p ro tec t ion  would cost the c i t y  less than f o r  comparable development on 
the f r in g e  areas o f  the community, thus p rov id ing  a second savings.
Recycl ing Former Publ ic  Bu i ld ings
When the U.S. Government constructed a new f i v e - s t o r y  b u i ld in g  to 
house the Bozeman Post O f f ice  and federa l departmental f i e l d  o f f i c e s  in 
1967,the General Services Adm in is t ra t ion  t ra n s fe r re d  t i t l e  o f  the o ld  
post o f f i c e  b u i ld in g  to  the Arn\y Reserve. This b u i ld in g ,  located one 
block o f f  Main S t re e t ,  is  a Bozeman landmark and, from t ime to  t ime ,  the 
C i ty  has made attempts to  convince the federa l  government th a t  the b u i l d ­
ing ought to re ve r t  to  the C i t y ,  o r  at  leas t  be in p r iva te  ownership.
The C i t y ' s  argument is  th a t  i t  is  inappropr ia te  f o r  the Arrny Reserve to 
occupy th a t  p a r t i c u l a r  space when they can perform t h e i r  func t ions  j u s t  
about anywhere e lse .  To date, however, they have been unable to  meet 
the terms the Army Reserve has set f o r  a land trade o r  any o ther  means 
to convey t i t l e .  Even so, C i ty  i n te r e s t  in even tua l ly  acqu i r ing  the
g
b u i ld in g  has not waned.
In 1981, cons truc t ion  was completed on the new Bozeman City-County 
L ib ra ry .  The o ld  l i b r a r y  b u i ld in g ,  b u i l t  over s i x t y  years ago w i th  a 
grant from the Carnegie Foundation, has been tem pora r i ly  remodelled to 
house the City-County Planning O f f ice  and o ther  municipal o f f i c e s  which 
had been crowded in to  the Municipal B u i ld in g .  Long-range cap i ta l  
improvement plans c a l l  f o r  the Municipal B u i ld ing  to  be remodelled and 
expanded w i th in  the next e igh t  years, a t  which t ime the C i ty  O f f ices  
w i l l  once again be housed the re .  The fu tu re  o f  the old l i b r a r y  b u i l d ­
ing is  o f  great concern to many Bozeman c i t i z e n s  because o f  the b u i ld in g ' s
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h i s t o r i c a l  and a e s t h e t i c  va l ue  t o  the  community.  In o r d e r  t o  p r e s e r v e  
i t  and keep i t  f u n c t i o n i n g  as a u s e f u l  s t r u c t u r e ,  however ,  some b a s i c  
r e h a b i l i t a t i o n  work must  be u n d e r t a ke n .
Convers ion o f  e i t h e r  o r  both o f  t h e s e  b u i l d i n g s  i n t o  c u l t u r a l  c e n ­
t e r s ,  museums,  g a l l e r i e s ,  o r  t h e a t r e s  would c o n t r i b u t e  g r e a t l y  t o  t he  
enhancement  o f  the  downtown a r e a .  Aside from s e r v i n g  more a p p r o p r i a t e  
r o l e s  in t h e  community,  t h e  DDA b e l i e v e s  t h e  b u i l d i n g s  would g ive  the  
people  o f  Bozeman a n o t h e r  r eason  t o  e n j oy  t h e i r  downtown.
Undeveloped Al leyways
Alleyways r unn i ng  p a r a l l e l  t o  Main S t r e e t  f u n c t i o n  as a c c e s s  r o u t e s  
t o  s e r v i c e  e n t r a n c e s  t o  downtown s t o r e s .  With t h e  c r e a t i o n  o f  t h e  muni ­
c i pa l  p a rk in g  l o t s  which a bu t  t he  a l l e y s ,  more and more s t o r e o wn e r s  
a r e  u s i ng  t he  a l l e y  e n t r a n c e s  t o  t h e i r  s t o r e s  as cus tomer  e n t r a n c e s .
The a l l eyways  in g e n e r a l ,  however ,  do n o t  l end  t hems e l ves  t o  p e d e s t r i a n  
t r a f f i c .  During t h e  w i n t e r  months ,  f o r  example ,  t h e r e  i s  no p r o v i s i o n  
made f o r  snow removal .  The backs  o f  most  o f  t he  b u i l d i n g s  a re  in need 
o f  p a i n t i n g  and c l e a n i n g  up. The a l l e y s  t hems e l ves  a r e  in need o f  
r e pa v i ng  in many p l a c e s ,  and walkways a re  n o t  p rov i ded  n o r  a r e  t r a f f i c  
c o n t r o l  s i g n s  in p l a c e .
U n s i g h t l y  u t i l i t y  po l e s  c a r r y i n g  power and t e l e p h o n e  l i n e s  a l s o  
d e t r a c t  from t h e  a l l e y s  becoming a second s t o r e f r o n t  f o r  b u s i n e s s .
Many merchan t s  in t he  downtown f a v o r  bu ry i ng  t h e  u t i l i t i e s ,  bu t  c o s t
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e s t i m a t e s  have proved to  be p r o h i b i t i v e .
Address ing  t h e s e  c o n d i t i o n s - - d e s e r t i o n  o f  downtown b u s i n e s s e s  t o  
t he  m a l l s ,  t r a f f i c  and p a r k i ng  prob lems ,  u n d e r - u t i 1i t z a t i o n  o f  second 
and t h i r d  s t o r y  s p a c e ,  i n c omp a t i b le  use  o f  t h e  o l d  p o s t  O f f i c e  and
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l i b r a r y  bu i ld ings ,  undeveloped a l le ys - -co n s t i tu te d  the DDA's i n i t i a l  
goals as they began th e i r  inves t iga t ion  o f  urban renewal. The goals a l l  
share a common thread o f  upgrading the downtown and correct ing  condit ions 
which make spending time there unpleasant fo r  the pub l ic .  At th is  point 
in the p ro jec t ,  no thought was given to attaching a d o l la r  f igu re  to 
th is  "wish l i s t , "  but the DDA Board o f  Directors was aware o f  the fac t  
that  t h e i r  proposals were going to require extensive f inanc ia l  resources.
PREPARING THE PLAN 
In preparation fo r  submission o f  a plan to r e v i t a l i z e  the downtown, 
the DDA engaged in a number o f  pre l im inary a c t i v i t i e s  intended to develop 
support f o r  t h e i r  p ro jec t .  John Evans, newly-appointed City Manager o f  
Bozeman, was approached and made aware o f  the DDA's undertaking. His 
i n i t i a l  reaction was one o f  support and in te re s t .  The City Manager even 
suggested projects that  could be incorporated in to  an urban renewal 
plan which would be benef ic ia l  to the C i ty .  Among his suggestions were 
ass is t ing  in the expansion and energy r e t r o f i t t i n g  o f  the Municipal 
Building and helping to implement a planned energy conservation pro ject  
in City  recreation f a c i l i t i e s . ^
The DDA then met with the City Commissioners to  explain what urban 
renewal was and what i t  might mean fo r  Bozeman. The Commissioners were 
convened in pairs fo r  th is  purpose in order to avoid c o n f l i c t  with  the 
State 's "open meeting law." (In addit ion to not wishing to compromise 
the Commissioners, the DDA Board f e l t  tha t  in the ear ly  stages o f  the 
plan's development the DDA ought to keep a low p r o f i l e  u n t i l  i t  could 
be determined what kind o f  support fo r  urban renewal there was among 
City o f f i c i a l s . )  The City  Commissioners were very in terested in the
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concept  o f  urban r e ne wa l ,  b u t ,  be ing  aware o f  the  C i t y ' s  c o n s t r i c t e d  
f i s c a l  c i r c u m s t a n c e s ,  were concerned abou t  t h e  c o s t s  i n v o l v e d . ^
Because 1981 was an e l e c t i o n  y e a r  f o r  C i t y  Commiss ioners , t h e  DDA 
i n v i t e d  c a n d i d a t e s  f o r  t h o s e  p o s i t i o n s  t o  a news c on f e r e nc e  in e a r l y  
September  a t  which t ime the  i n t e n t i o n s  o f  t he  Board were e x p l a i n e d  to  
r e p r e s e n t a t i v e s  o f  t h e  a r e a  newspapers  and r a d i o  s t a t i o n s .  As wi th  t h e  
incumbent  Commiss ioners ,  t he  concep t  o f  an urban renewal  p lan f o r  
Bozeman was met wi t h  p o s i t i v e  i n t e r e s t  by a l l  o f  t h e  c a n d i d a t e s ,  and 
the  DDA was commended by many o f  t he  c a n d i d a t e s  f o r  t h e i r  i n t e r e s t  in 
t he  p u b l i c  w e l f a r e .
On September  2 the  p roposa l  f o r  d r a f t i n g  an urban renewal  p l an  was 
p r e s e n t e d  t o  t h e  G a l l a t i n  County Commissioners  by DDA r e p r e s e n t a t i v e s . 
Under t he  Urban Renewal Law, a county  has no power t o  e i t h e r  e n a c t  o r  
ve to  an urban renewal  p lan f o r  a c i t y ,  b u t  the  DDA r ea soned  t h a t  i t  was 
p o l i t i c a l l y  p r u d en t  t o  a dv i s e  t h e  County Commissioners  o f  t h e i r  i n t e n ­
t i o n s  t o  avo id  char ges  o f  s u b t e r f u g e  a t  a l a t e r  d a t e .  The G a l l a t i n  
County Commissioners  unanimously denounced the  p roposa l  as u n f a i r  t o  t h e  
County r e s i d e n t s  o u t s i d e  the  munic ipa l  a r e a  who would n o t  b e n e f i t  d i r e c t l y  
from the  p l an .
The County Commiss ioners1 o b j e c t i o n s  were focused  on the  Tax I n c r e ­
ment F inanc ing  p r o v i s i o n  o f  the  proposed p l an .  Thi s  p r o v i s i o n  would have 
" f rozen"  t h e  t a x a b l e  v a l u a t i o n  o f  p r o p e r t y  in the  urban renewal  a r e a ,  
t h e r e b y  l i m i t i n g  any i n c r e a s e  in revenue r e a l i z e d  by the  County due to  
i nves t men t  and improvements on p r o p e r t y .  Thi s  i n c r e a s e ,  c a l l e d  the  
" i n c r e m e n t , "  would i n s t e a d  be used t o  f i n a n c e  the  a c t i v i t i e s  o f  t h e  urban 
renewal agency a d m i n i s t e r i n g  t he  p l an .  The Commissioners  viewed the
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proposed  plan  and i t s  TIF p r o v i s i o n  as s h i f t i n g  t h e  burden f o r  any 
f u t u r e  i n c r e a s e  in c o s t s  o f  County s e r v i c e s  from p r o p e r t y  owners i n  t he  
urban renewal  a r e a  t o  County r e s i d e n t s  o u t s i d e  t h e  a r e a .  ( Fo r  a more 
comple te  d i s c u s s i o n  o f  Tax Inc rement  F i n a n c i n g ,  s ee  Appendix B. )
The DDA had approached  t h e  County Commissioners  in a s p i r i t  o f
c o u r t e s y  and c o o p e r a t i o n  in an e f f o r t  t o  a vo i d  i l l - w i l l  a t  a l a t e r  d a t e .
The vehemence o f  t h e  County Commiss ioners '  r e a c t i o n  t ook  t h e  DDA by
s u r p r i s e  and t h e y  chose t o  l e t  t h e  m a t t e r  drop in r e c o g n i t i o n  t h a t  i t
was t h e  C i t y  which was t o  make t h e  c r i t i c a l  judgment  o f  t h e i r  proposed
p l a n .  The DDA a l s o  mi s r ead  the  C ou n t y ' s  r e a c t i o n  to  t h e  f a c t  t h a t  a
C i t y  a c t i o n  cou ld  a f f e c t  t he  Coun t y ' s  t a x  b a s e .  Thi s  m i s r e a d i n g  and the
d e c i s i o n  to  n o t  pursue  t h e  m a t t e r  pu t  t h e  County s q u a r e l y  in t he  camp
o f  t h os e  oppos ing  t he  DDA p l a n .  T h e i r  o b j e c t i o n s  were so s t r o n g  t h a t
when t h e  Community Redevelopment  Plan was under  c o n s i d e r a t i o n  by t h e
Bozeman C i t y  Commission,  t h e  County Commissioners  s e n t  a l e t t e r  t o  them
q u e s t i o n i n g  t h e  p r o p r i e t y  o f  t he  C i t y  a d o p t i n g  a Plan whose Tax I n c r e -
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ment F inanc ing  p r o v i s i o n  would a f f e c t  County r e ve nue .  The s t a t u t e  
c l e a r l y  g r a n t s  c i t i e s  t h i s  power,  making t h e  Coun t y ' s  p o s i t i o n  u n t e n a b l e .
The p ropos a l  r e c e i v e d  a c omp le t e l y  d i f f e r e n t  r e a c t i o n  from t h e  
Board o f  T r u s t e e s  o f  School  D i s t r i c t  #7,  t h e  o t h e r  p r i n c i p a l  t a x i n g  
body t o  be a f f e c t e d  by t h e  Tax Inc rement  F inanc ing  p r o v i s i o n  o f  t h e  p l a n .  
A f t e r  h e a r i n g  a p r e s e n t a t i o n  from DDA p r e s i d e n t ,  Tim F i t z g e r a l d ,  t h e  
Board vo t ed  unanimous ly  t o  e ndor s e  t h e  DDA's u n d e r t a k i n g .  The Board 
d id  so wh i l e  r e c o g n i z i n g  t h a t  the  School  D i s t r i c t  would fo r eg o  i n c r e a s e s  
in the  t a x a b l e  v a l u a t i o n  o f  t he  p r o p e r t y  in t he  proposed  d i s t r i c t  f o r  
the  d u r a t i o n  o f  t h e  p l a n .  Dr. Mi l ton  Negus,  S u p e r i n t e n d e n t  o f  t he  D i s ­
t r i c t ,  s t a t e d  t h a t  the  Board r e a l i z e d  the  wisdom o f  e x p e r i e n c i n g  a
14
sho r t - te rm  freez ing  o f  a po r t ion  o f  t h e i r  resources to gain long-term
benef i ts  f o r  the community o f  Bozeman and the School D i s t r i c t .
Encouraged by the p o s i t i v e  responses they had received from those
who were aware o f  t h e i r  under tak ing,  the DDA entered in to  a con trac tua l
agreement w i th  Larry  Gal lagher,  an urban renewal consu l tan t  from Helena,
to d r a f t  an urban renewal plan f o r  Bozeman. Gallagher had implemented
urban renewal plans succe ss fu l ly  in o ther  Montana communities and was
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considered the in d iv id u a l  best su i ted  to b r ing  the plan in to  being.
In order to  f inance Gal lagher 's  fee and the expenses re la ted  to 
d r a f t i n g  and presentat ion o f  t h e i r  p lan, the DDA approached the p r e s i ­
dents o f  the three p r in c ip a l  banks doing business in Bozeman's downtown 
area and s o l i c i t e d  t h e i r  support.  The three banks pledged a t o t a l  o f  
approximately $8,000.00 toward the p ro je c t .  In a d d i t io n ,  a request to 
the C i ty  o f  Bozeman f o r  a $10,000.00 grant  u t i l i z i n g  reprogrammed HUD
Small C i t ie s  Community Block Grant monies was made and approved in 
14October.
One o f  the f i r s t  recommendations which Larry  Gallagher made was to 
expand the boundaries o f  the proposed urban renewal area to  include 
more than twice the area the DDA had o r i g i n a l l y  considered. (For map, 
see page 20.)  Gal lagher 's  recommendation was intended to accomplish 
two ends. F i r s t ,  by increas ing the size o f  the area, more increment is  
"cap tured ,"  thereby enhancing the amount o f  revenue generated by Tax 
Increment Financing (T IF ) .  Since the plan the DDA was d r a f t i n g  re l ie d  
heav i ly  on TIF to cover i t s  adm in is t ra t ive  costs a n d  the implementation 
o f  fu tu re  p ro je c ts ,  the increase was intended to  assure tha t  the plan 
would not die in in fancy due to a lack o f  monetary resources. Secondly,
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by p l a c i n g  a l a r g e r  a r e a  under  the  a usp i c es  o f  t h e  p l a n ,  g r e a t e r  f l e x i ­
b i l i t y  in p l a nn i ng  and implement ing t h o s e  p r o j e c t s  was c r e a t e d .  The idea  
behind the  e x p a n s io n ,  t h e n ,  was n o t  t o  i n c r e a s e  the  scope o f  the  plan 
beyond t h e  problems which were i d e n t i f i e d  in t he  downtown, b u t  r a t h e r  
t o  p rov ide  i t  wi th  adequa t e  r e s o u r c e s  and o p p o r t u n i t i e s  t o  succeed .
Between October  and December 22,  t he  d a t e  t h e  p l an  proposa l  was 
s ubmi t t e d  t o  t he  Bozeman C i t y  Commission,  t he  DDA h o s t e d  f o u r  p u b l i c  
meet ings  wi th  c i t i z e n s  t o  d i s c u s s  t h e  purpose  o f  t h e i r  plan as i t  was 
deve loped .  At t endance  a t  t h e s e  meet ings  v a r i e d  from f o r t y  t o  ove r  a 
hundred.  Comments o f  t h os e  a t t e n d i n g  ranged from luke warm c u r i o s i t y  t o  
open ly  h o s t i l e  r e j e c t i o n .  In a preview o f  e ven t s  t o  come, q u e s t i o n s  
were r a i s e d  about  how t h e  proposed p l a n ' s  f i n a n c i n g  p r o v i s i o n s  were t o  
be implemented.  People  a l s o  wondered how t h e  d e t e r m i n a t i o n  o f  the  
e x i s t e n c e  o f  b l i g h t  was made and e x p r e s s e d  concern about  g r a n t i n g  t h e  
power o f  eminent  domain t o  an agency o f  t h e  C i t y .  Between November 15 
and March 1, t h e  d a t e  o f  the  Community Redevelopment  P l a n ' s  f i n a l  h e a r ­
ing be fo r e  t he  Commission,  seven teen  l e t t e r s  from r e a d e r s  appeared  in 
the  Bozeman Da i ly  Chron i c l e  u rg i ng  i t s  r e j e c t i o n . ^  C i t i z e n  s u p p o r t  f o r  
the  p lan  was n o t  e xp re s s ed  through l e t t e r s ,  a l t hough  l e t t e r s  appeared  
from two C i t y  Commissioners  p l e dg in g  t o  g ive  the  Plan a f a i r  h e a r i n g .
THE DDA URBAN RENEWAL PLAN 
The DDA's urban renewal p l an ,  Bozeman: A Community Redevelopment  
Pljin,  was o f f i c i a l l y  s ubmi t t e d  to  t h e  Bozeman Ci ty  Commission in Decem­
b e r  o f  1981. The I n t r o d u c t i o n  o f  t h e  58-page document c o n t a i n s  a b r i e f  
h i s t o r y  o f  t he  Bozeman a re a  and a p r o f i l e  o f  the  communi ty ' s  demographic 
and economic c h a r a c t e r i s t i c s .  Thi s  m a t e r i a l  r e f l e c t s  t he  s t r e n g t h  o f
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t he  Bozeman economy and an o p t i m i s t i c  view toward the  f u t u r e ,  c i t i n g  a 
d i v e r s i f i e d  economic base  which i s  c h a r a c t e r i z e d  by numerous smal l  
m a nuf a c t u r ing  o p e r a t i o n s  and a y e a r - r o u n d  t o u r i s t  i n d u s t r y .  The Plan 
i d e n t i f i e d  a g r i c u l t u r e  in t he  a r e a  and Montana S t a t e  U n i v e r s i t y  as 
p r e s e n t  and f u t u r e  s o u rc e s  o f  Bozeman's economic s t a b i l i t y .
The n e x t  s e c t i o n  o f  t h e  P l an ,  s u b t i t l e d ,  “The Need f o r  Urban Renewal 
in Bozeman," o u t l i n e s  t h e  c o n d i t i o n s  which c o n s t i t u t e  b l i g h t  in t h e  c i t y .  
As e v i dence  t h e  Plan c i t e s  a s t u d y  conducted  in 1973 on Bozeman's CBD 
and makes the  p o i n t  t h a t  problems i d e n t i f i e d  in t h a t  s t u d y  have s t i l l  
n o t  been a d d r e s s e d ,  p a r t i c u l a r l y  t h o s e  p e r t a i n i n g  t o  p a r k i ng  and 
t r a f f i c  c i r c u l a t i o n .  To s u p p o r t  t h i s  a s s e r t i o n ,  t h e  Plan a l s o  c i t e s  
t he  Bozeman T r a n s p o r t a t i o n  Study conducted  by C l e t e  D a i ly ,  P . E . ,  in 
1981. The Plan l i s t s  13 d e f i c i e n c i e s  t h e  s t ud y  found to  e x i s t  in the  
proposed Plan Area which c r e a t e  t r a f f i c  c i r c u l a t i o n  prob lems .  The T r a n s ­
p o r t a t i o n  Study c i t e d  in t he  Plan a l s o  d e s c r i b e s  a c o n d i t i o n  o f  p a r k i ng  
d e f i c i e n c y  in t h e  proposed Area which ,  due t o  p r o j e c t e d  growth in 
Bozeman, i s  e xpec t ed  t o  worsen in t he  n e a r  f u t u r e .  The Plan c o n c l u ­
ded t h a t  t h i s  c o n s t i t u t e d  “d e f e c t i v e  o r  i n a d eq u a t e  s t r e e t  l a y o u t , "  
which i s  a c o n d i t i o n  o f  b l i g h t  a c c or d i ng  t o  Sec.  7-15-4206 ( 2 - e )  o f  the  
Urban Renewal Law.
The nex t  c o n d i t i o n  o f  b l i g h t  i d e n t i f i e d  in the  Plan i s  t he  e x i s ­
t en ce  o f  l and uses  in the  proposed Area which do n o t  conform t o  b u i l d i n g  
and zoning codes .  As e v i d e n c e ,  t h e  Plan c i t e s  a l and  use i n v e n t o r y  p r e ­
pared  by t h e  Bozeman Ci ty-County  P l ann ing  O f f i c e .  In compar ing the  
l and use i n v e n t o r y  wi t h  t h e  C i t y  Zoning Code, t h e  DDA r e a r c h  s t a f f  
de te rmined  t h a t  “ove r  h a l f  t he  e x i s t i n g  uses  a r e  no n - c on f o rm i ng . "  The
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Plan s u g g e s t s  t h a t  e i t h e r  t h e  Zoning Codes need t o  be r e v i s e d  o r  t he  
high l e v e l  o f  non-confo rming  l and  use ought  t o  be c o n s i d e r e d  as p a r t  o f  
the  n e c e s s i t y  f o r  t he  P l an .
L a s t l y ,  r e f e r r i n g  t o  a b u i l d i n g  c o n d i t i o n  a n a l y s i s  conduc t ed  by 
t h e  Ci t y - Coun t y  P l ann i ng  s t a f f ,  t h e  Plan r e p o r t e d  t h a t  32 b u i l d i n g s  in 
t h e  Area were c o n s i d e r e d  to  be in " s u b - s t a n d a r d  c o n d i t i o n "  and 174 b u i l d ­
ings  were c o n s i d e r e d  as b e i ng  " d e f i c i e n t . "  " S u b - s t a n d a r d  c o n d i t i o n "  
was d e f i n e d  by t h e  C i t y - Coun t y  P l an n i ng  s t a f f  as b u i l d i n g s  "wi th  a p p a ­
r e n t  s t r u c t u r a l  damage,"  and " d e f i c i e n t "  as " in  need o f  r e p a i r  o f  non-  
s t r u c t u r a l  n a t u r e  ( c o s m e t i c  damage,  i . e . ,  ch i pped  p a i n t ,  e t c . ) " .  The 
b u i l d i n g  a n a l y s i s  was conduc ted  by two s t u d e n t  i n t e r n s  a s s i g n e d  t o  t h e  
P l ann ing  o f f i c e  who were n o t  q u a l i f i e d  t o  make p r o f e s s i o n a l  a s s e s s m e n t  
o f  t he  b u i l d i n g s  t h e y  i n s p e c t e d .  The P l a n ,  a l t h o u gh  i t  does n o t  men­
t i o n  t h a t  f a c t ,  does r e p o r t  t h a t  a s ub se q ue n t  i n s p e c t i o n  by t h e  C i t y  
B u i l d i n g  I n s p e c t o r  de te r mi n e d  t h a t  17 o f  30 " s u b - s t a n d a r d  s t r u c t u r e s "  
were ,  in h i s  j udgment ,  in "poor  c o n d i t i o n . "  D i l a p i d a t i o n  and d e t e r i o ­
r a t i o n  o f  b u i l d i n g s  o f  t h i s  s o r t ,  t h e  Plan c o n c l u d e s ,  c o n s t i t u t e  b l i g h t e d  
c o n d i t i o n s  as d e s c r i b e d  by S e c t i o n s  a ,  h_, and n ,  o f  7-15-4206 ( 2 ) .
"The Need f o r  Urban Renewal in Bozeman" conc l udes  by o b s e r v i n g  t h a t  
Bozeman's b l i g h t e d  c o n d i t i o n s  a re  n o t  s e v e r e  and t h a t  t h e  community i s  
f o r t u n a t e  in t h a t  any community r edeve l opmen t  p r o j e c t s  w i l l  be ab l e  t o  
focus  on p r e v e n t a t i v e  measures  r a t h e r  than remedia l  ones .  N o n e t h e l e s s ,  
i t  conc ludes  t h a t  Bozeman i s  c o n f r o n t e d  by f a c t o r s  which " c r e a t e  demand 
f o r  development  o u t s i d e  o f  t h e  C i t y  w h i l e  t he  CBD d e t e r i o r a t e s  o r  remains  
s t a g n a n t . "
Following the Statement o f  Need, the Plan l i s t s  twen ty - f ive  d e f i n i ­
t ions o f  terms re ferred to in de l ineat ing  the au tho r i ty  established fo r  
i t s  implementation. Seventeen o f  these terms are taken verbatim from 
Sec. 7-15-4206 (MCA), the Montana Urban Renewal Law. The other e igh t  
d e f in i t io n s  perta in to terms which are p a r t i c u la r  to th is  Plan, namely, 
tha t  the "C i ty "  re ferred  to is Bozeman, tha t  the "County" re fe r red  to is 
Ga l la t in  County, th a t  the "Planning Commission" re ferred  to is the Boze­
man City-County Planning Board o f  Bozeman and the County o f  G a l la t in ,  
Montana, etc .
A legal descr ip t ion o f  the proposed urban renewal area fol lows 
immediately a f t e r  the d e f in i t io n s .  A map o f  the area is included on 
the facing page, fol lowed by a narra t ive  descr ip t ion o f  the area which 
recounts the kinds o f  businesses and a c t i v i t i e s  located there. The 
map is reproduced on page 19 o f  th is  paper.
Stat ing tha t  the value o f  the Central Business D i s t r i c t  as the 
"heart o f  Bozeman" is being threatened by changes brought about by 
rapid growth and the increasing re l iance on the automobile, the Plan 
l i s t s  the Goals and Objectives which were adopted "as general po l icy  
too ls to guide the preparation o f  the Bozeman Redevelopment Plan."
These Goals and Objectives focus on general means to make the Area
both a t t ra c t i v e  and accessible to the c i t izens  o f  Bozeman.
The f i r s t  two Goals,
To a t t ra c t  to the Central Business D i s t r i c t  complimentary C i ty -  
Center funct ions such as professional and admin is tra t ive uses, 
high density  res iden t ia l  development and other a c t i v i t i e s  or 
f a c i l i t i e s  which w i l l  continue to insure tha t  the downtown
Area remains the focus o f  the community.
To maintain and strengthen employment in the Central Business
D is t r i c t  through encouragement o f  high density mixes o f  o f f i c e
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space, personal se rv ices ,  p ro fess iona l  uses, r e t a i l i n g ,  govern­
mental uses, c u l t u r a l  a t t r a c t i o n s ,  and en ter ta inment f a c i l i ­
t i e s  w i th in  the downtown area.
address the need to have a reason f o r  people to l i v e ,  work and recreate
in the downtown ra th e r  than in o ther  areas o f  Bozeman. By encouraging 
the uses l i s t e d ,  the Plan is  promoting redevelopment through a c la s s ic  
pat te rn  wherein the i n i t i a l  re - investment in the Area w i l l  s t im u la te  
peoples' i n t e r e s t ,  which w i l l  b r ing  them downtown. The i r  presence, 
according to th i s  pa t te rn ,  w i l l  increase the s ize  o f  the p o te n t ia l  con­
sumer pool which w i l l ,  in  t u r n ,  s t im u la te  businesses to  re loca te  and 
re - in v e s t  in the Area.
The t h i r d  and fou r th  Goals l i s t e d ,
To provide a system o f  o f f - s t r e e t  park ing f a c i l i t i e s  which
recognizes the needs o f  the shopper, the businessman and 
the employee.
To develop a t r a f f i c  c i r c u l a t i o n  system w i th in  and around the 
Central Business D i s t r i c t  and Redevelopment Area which p ro­
vide f o r  safe and convenient automotive and pedestr ian 
movement.
recognize th a t  people w i l l  not v i s i t  o r  re tu rn  to  the downtown i f  g e t ­
t i n g  in and out o f  the Area is  aggravating or  inconvenient.
These Goals, even though they are d i re c ted  at  the problem o f  
redeveloping the downtown, were chosen not on ly to  act as "general 
p o l ic y  t o o ls "  f o r  the Plan but a lso to present adopting the redevelop­
ment e f f o r t  to the C i ty  Commission in the best poss ib le  l i g h t .  Who, 
f o r  example, can oppose a plan whose preparat ion was guided by a 
desire  to  "st rengthen employment" and "provide f o r  parking needs" and 
"safe and convenient automobile and pedestr ian movement?" These are 
Goals which are supported by most people.
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The Redevelopment  O b j e c t i v e s  a re  a l i t t l e  more s p e c i f i c  t ha n  the
Goals in what  t he y  propose  and seem t o  i n c l u d e  somet h ing  f o r  e ve r y o ne .
The O b j e c t i v e s  l i s t e d  a r e :
To r e c a p t u r e  and r e t a i n  t he  c h a r a c t e r  and b e a u t y  o f  e x i s t i n g  
s t r u c t u r e s  and a r e a s  which a re  f u n c t i o n a l  and sound.
To e n t i c e  ma jor  r e t a i l e r s ,  b u s i n e s s e s ,  and s e r v i c e s  t o  l o c a t e  in 
the  CBD and encour age  e x i s t i n g  conce r ns  t o  remain a nd ,  in 
some c a s e s ,  expand.
To g ive  p r i o r i t y  t o  p e d e s t r i a n  movement in Core Area deve lopment  
t h rough  development  o f  a s e c o n d - s t o r y  commercial  theme,open  
space  and p l a z a s ,  and deve lopment  o f  a l l eyways  as  a l t e r n a t e  
p e d e s t r i a n  r o u t e s .
To deve l op  m u l t i - l e v e l  p a rk i n g  s t r u c t u r e s  i n  t h e  Core Area wi t h  
s u r f a c e  l o t s  on t h e  f r i n g e s  t o  p r o v i d e  f o r  both  t h e  s ho pp e r
and s h o r t - t e r m  p a r k e r ,  and t h e  l o n g - t e r m  p a r k e r  and employee.
To encour age  more i n t e n s i v e  l and  uses  t h r ough  Mixed Use Develop­
ment ,  and through minimum b u i l d i n g  h e i g h t  i n  t he  Core Area.
To p r o v i de  s u i t a b l e  hous i ng  in both h i g h -  and l o w - d e n s i t y  a r e a s ,  
and f o r  people  from a l l  l e v e l s  o f  income.
To i n c r e a s e  Cen t r a l  Bus ines s  D i s t r i c t  economic a c t i v i t y  and con­
ven i ence  by e n c o u r a g i n g  c o n c e n t r a t i o n  o f  key r e t a i l ,  o f f i c e ,  
and s e r v i c e  f u n c t i o n s  in a w e l l - d e f i n e d  and compact  Core Area.
To encour age  p r i v a t e  r edeve l opmen t  and r e h a b i l i t a t i o n  o f  t h e  a r e a  
by p r o v i d i n g  f i n a n c i a l  i n c e n t i v e s  and p u b l i c  improvements .
Upgrade a l l e y s  by r e pa v in g  and and b u r y i ng  u t i l i t i e s .
He lp ing  p u b l i c  and p r i v a t e  b u i l d i n g  owners r e a l i z e  s a v i n g s  by con­
s e r v i n g  e ne r gy  t h rough  an ener gy  r e t r o f i t  program.
Remodel and expand o l d  p u b l i c  and munic ipa l  b u i l d i n g s .
While t he  Goals and O b j e c t i v e s  l i s t e d  in t he  Plan a re  both  l a u d a b l e  
and a p p e a l i n g ,  t h e y  a r e  d e f i c i e n t  in two fundamental  a s p e c t s .  In t he  
f i r s t  p l a c e ,  r e a c h i n g  t h e  Goals and O b j e c t i v e s  i s  a ma jor  u n d e r t a k i n g  
which r e q u i r e s  t i m e ,  money and d i r e c t i o n  t o  a c h i e v e .  Nowhere does t h e  
Plan promise e v e r y t h i n g  w i l l  be accompl i shed  a t  once .  I ndeed ,  t h e  p r o ­
v i s i o n  f o r  t he  P l a n ' s  d u r a t i o n  c a l l s  f o r  i t  t o  e x p i r e  in t he  y e a r  2010,
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unless the C i ty  wishes to  extend i t .  On the o the r  hand, nowhere does 
i t  in d ic a te  what w i l l  be the f i r s t  ob je c t ives  sought. The omission o f  
a set o f  p r i o r i t i e s  may have helped the Plan avoid c r i t i c i s m  from any 
number o f  " m e - f i r s t e r s "  in the community, but i t  a lso denied the Plan 
the op po r tun i ty  to  be pragmatic. The Plan, ins te ad ,  en t rus ts  these 
Goals and Object ives to  the Agency (the C i ty  Commission) designed to 
carry  i t  out.
In the second p lace, the Plan places no d o l l a r  f i g u re  on the cost
o f  reaching i t s  Goals and Objec t ives .  To do so would, o f  course, be
impossib le. The i r  general nature and the numerous soc ia l  and economic 
va r iab les  invo lved over a t h i r t y - y e a r  period prevent even the grossest 
est imate from being r e l i a b l e .  This i s  a problem w i th  a l l  long-range 
planning which uses vague goals. The time frame precludes any reason­
able d iscussion o f  costs. In the absence o f  such a d iscuss ion ,  a Plan 
loses another element o f  p r a c t i c a l i t y .
I t  takes a rare combination o f  courage and v is io n  on the p a r t  o f  
any governing body to  agree to a Plan which c a n ' t  in d ic a te  i t s  p r i o r i t i e s  
or what i t  w i l l  cost to achieve i t s  Goals and Objec t ives .  In t h i s  sense, 
the Plan was perhaps doomed from the beginning. I t  was a v is io n  born 
in response to a need, a v is ion  which was appeal ing,  but i t  lacked a 
p ra c t ic a l  f i r s t  step to take. As w i l l  be discussed in the fo l lo w in g  
chapter,  the Plan did not f a i l  because i t s  Goals and Object ives were
unacceptable to those who opposed i t ,  but i t  d id  perhaps f a i l  because
the Goals and Object ives lacked the substance and d i r e c t io n  to w i ths tand 
oppos i t ion to the Plan's  o ther  fea tu res .
The balance o f  the Plan discusses methods o f  f inanc ing  urban 
renewal a c t i v i t i e s  ( in c lu d in g  a Tax Increment Financing p r o v is io n ) ,  a
23
g e n e r a l  d e s c r i p t i o n  o f  powers  and how t h e y  w i l l  be e x e r c i s e d ,  a d m i n i s ­
t r a t i v e  a s p e c t s  o f  u rban  renewal  p r o j e c t s ,  t h e  P l a n ' s  d u r a t i o n  and p r o ­
c e d u r e s  f o r  i t s  amendment .  These  e l e m e n t s  a r e  " c a n n e d , "  t h a t  i s ,  s t a n ­
d a r d  i t ems  which a p p e a r  in  t h e  Urban Renewal Law o r  o t h e r  u rban  renewal  
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p l a n s .
WHY THE COMMUNITY REDEVELOPMENT PLAN WAS NOT ADOPTED
There  a r e  a number  o f  c o n t r i b u t i n g  f a c t o r s  which l e d  t o  t h e  Boze­
man C i t y  Commi s s i on ' s  r e j e c t i o n  o f  t h e  DDA's Community Redeve lopment  
P l a n . These  f a c t o r s  can be c a t e g o r i z e d  a s :  p robl ems  w i t h  t h e  P l a n ' s
p r e s e n t a t i o n  t o  t h e  Commission and t h e  Community,  t h e  p r e v a i l i n g  p o l i t i ­
cal  d i s p o s i t i o n  o f  t h e  communi ty t owa r d  C i t y  g o ve r nme n t ,  and s p e c i f i c  
e l e me n t s  in  t h e  P l an  which were found  o b j e c t i o n a b l e  and i n s t i g a t e d  oppo­
s i t i o n  t o  i t .  These  c a t e g o r i e s  a r e  n o t  d i s t i n c t  b u t  t e n d e d  t o  a g g r a v a t e  
and compound one a n o t h e r  t o  b r i n g  a b o u t  t h e  P l a n ' s  f a i l u r e  t o  be a do p ­
t e d  by t h e  Commiss ion.  An e l a b o r a t i o n  o f  each  w i l l  c l a r i f y  t h i s  r e l a ­
t i o n s h i p .
Problems With t h e  P l a n ' s  P r e s e n t a t i o n
The DDA's Community Redeve lopment  Pl an  was p r e p a r e d  and p r e s e n t e d  
in t h e  p e r i o d  o f  Sep t ember  t o  December o f  1981,  a l t h o u g h  some p r e l i m i ­
n a r y  groundwork and r e s e a r c h  was comp l e t e d  b e f o r e  t h a t  t i m e .  The p r i n ­
c i p a l  r ea s o n  why more t ime  was n o t  s p e n t  in  p r e p a r a t i o n  o f  t h e  Pl an  was 
t h a t  i t s  s u p p o r t e r s  hoped t o  have i t  a d o p t e d  p r i o r  t o  t h e  end  o f  t h e  
c a l e n d a r  y e a r .  By me e t i n g  t h i s  d e a d - l i n e ,  improvement s  which were  p r o ­
posed  o r  a l r e a d y  underway w i t h i n  t h e  Area would be i n c l u d e d  in  t h e  i n c r e ­
ment  and n o t  p l a c e d  on t h e  usua l  t a x  r o l l s .  The h a s t e  t h i s  d e a d - l i n e
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demanded made i t  appear to some as though the DDA was t r y i n g  to  ram the 
Plan through the Commission w i tho u t  adequate pub l ic  p a r t i c i p a t i o n .  I t  
also caused some to speculate openly t h a t  the members o f  the DDA were
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promoting the Redevelopment Plan in order to  " l i n e  t h e i r  own po cke ts .1 
The time r e s t r a in t s  also in h ib i t e d  the opening o f  s incere  dialogue which 
might have m o l l i f i e d  those who were suspic ious o f  the Plan, or at  le a s t  
allowed the DDA to  respond to t h e i r  charges w i th  s a t i s f a c t o r y  explana­
t ion s  or  exonerating evidence. In s p i te  o f  fou r  p u b l ic  presenta t ions 
o f  the Plan's  basic elements and goals, many c i t i z e n s  remained skep t ica l  
o f  the DDA1s in te n t io n s  and opposed to the Plan.
The DDA presented i t s  Community Redevelopment Plan to the Bozeman 
C i ty  Commission on December 22, a t  which time the Plan su f fe red  i t s  
f i r s t  major set-back. At th a t  meeting, the Commission heard test imony 
from twenty-one in d iv id u a ls  speaking in oppos i t ion  to the Plan f o r  v a r i ­
ous reasons. The strength o f  t h i s  oppos i t ion  and a lack o f  s a t i s f a c to r y
rebu t ta l  from the DDA led the Commissioners to  vote unanimously to sus-
19pend cons iderat ion o f  the Plan f o r  45 days. In so doing, they not 
only precluded the p o s s i b i l i t y  o f  using the 1981 tax base f o r  the Tax 
Increment Financing prov is ion  o f  the Plan, but t h e i r  5-0 vote also 
s h i f te d  the r e s p o n s ib i l i t y  f o r  the Plan 's u l t im a te  d is p o s i t io n  to the 
new C i ty  Commission--only two o f  which were incumbents--due to  take 
o f f i c e  immediately a f t e r  the f i r s t  o f  the year.
I t  is  d i f f i c u l t  to assess the impact o f  t h i s  delay on the accepta­
b i l i t y  o f  the Plan to  the new Commission. The Plan might have bene­
f i t e d  from the "lame duck" Commission having made a dec is ion .  Even i f  
t h e i r  decis ion were against the Plan, the DDA might have been able to
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mount a renewed appeal to the new Commission, c la im ing th a t  the issue 
was too important  to the community to be decided by an out-go ing Com­
mission. The suggestion th a t  the Plan had not received a f a i r  hearing 
might have slowed the momentum o f  those who opposed i t  during a second 
hearing.
Community D ispos i t ion  Toward C i ty  Government
The C i ty  government o f  Bozeman is  no more immune to the c r i t i c i s m  
and d i s t r u s t  o f  i t s  c i t i z e n s  than any o ther  Montana loca l  government. 
Whatever negative fee l ings  toward C i ty  Hal l  the people o f  Bozeman may 
have had were exacerbated in the la te  1970's by the c rea t ion  o f  the Boze­
man Parking Commission. This group was formed by the C i ty  to  oversee 
the prov is ion  and operation o f  much-needed municipal parking lo t s .
Their  e f f o r t s ,  which inc luded a c q u is i t io n  o f  property  through the use o f  
eminent domain and f inanc ing  the improvements by means o f  an unpopular 
SID in the Central Business D i s t r i c t ,  generated a great deal o f  i l l -  
f e e l in g  toward the C i ty  among some o f  the downtown business people and 
property owners. Some o f  these people po in t  to  the u n d e r -u t i l i z e d  lo ts
today and t r a f f i c  congestion on Main S tree t  and suggest tha t  i t  i n d i -
20cates tha t  the Parking Commission's so lu t ion  was a c o s t ly  f a i l u r e .
Confidence in the municipal government was shaken in 1981 w i th  the
f i r i n g  o f  C i ty  Manager Sam Gesko. Gesko was f i r e d  in March o f  tha t  year
a f t e r  a three-month b a t t l e  wi th  members o f  the Commission over C i ty
accounting p rac t ices .  He was also a l ledged ly  involved in improper use
o f  a p r iva te  a i rp lane  (provided by a Bozeman developer) in the conduct 
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o f  C i ty  business. John Evans, h is  a s s is ta n t ,  was appointed to Acting 
C i ty  Manager a t  th a t  time and was h i red  in July to f i l l  the pos i t ion  on 
a permanent basis.
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In the primary and general e lec t ions o f  1981, a l l  three incumbents 
running fo r  re -e lec t ion  were defeated. This appears to be a strong i n d i ­
cation o f  pub l ic  d is sa t is fa c t io n  with the way City government was being 
directed and a re jec t ion  o f  "business as usual" at C ity  Hal l .
Objectionable Elements o f  the Plan
Certain elements o f  the Plan caused a group o f  businessmen, prop­
e r ty  owners and residents to organize themselves as the Bozeman Property 
Owners Association and to refute p u b l ic ly  the DDA proposal. The objec­
t ions they voiced were couched in a philosophy which is  d iam e t r ica l ly  
opposed to government in te rven t ion  and involvement in the realm o f  p r i ­
vate enterpr ise or ownership o f  p r iva te  p rope r ty .22 The fo l low ing  is a 
descr ipt ion o f  each o f  the elements to which the Property Owners Associ­
ation objected. The views o f  those opposed to the Plan appeared as 
le t te r s  to the e d i to r  o f  the Bozeman Daily  Chronicle and as statements 
made at public  hearings before the City Commission and elsewhere.22
Size o f  the Urban Renewal Area. Prel iminary study fo r  the Plan 
envisioned an Area which was completely contained w i th in  the B-3 zoned 
CBD along e igh t  blocks o f  Main Street and one and a h a l f  blocks on 
e i th e r  side o f  i t ,  c o n s t i tu t in g  an Area o f  approximately 24 c i t y  blocks.
In la te  September o f  1981, at the suggestion o f  the Plan consultant,  
the DDA expanded the Area by seven blocks along Main Street and a block 
on e i th e r  side o f  Main Street ,  creat ing an area o f  about 61 c i t y  blocks.
Although th is  expansion "captured" s ig n i f i c a n t  increment producing 
property and enhanced the f l e x i b i l i t y  o f  the Plan's implementation, i t  
added a large number o f  pr ivate  homes which before were not included. 
Homeowners, p a r t i c u la r l y  re t i re d  people, expressed opposit ion to the
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Plan before the C ity  Commission and in the newspaper, fear ing tha t  t h e i r  
property would be condemned or otherwise taken from them fo r  the good o f  
the Redevelopment Plan. Homeowners provided the kind o f  opposit ion 
which the DDA could not counter. They were adamant, vocal, and too s ig ­
n i f i c a n t  in t h e i r  numbers fo r  the City Commission to disregard.
The increase in the size o f  the Area may account f o r  the evapora­
t ion  o f  the i n i t i a l  support the DDA received from c i v i c  leaders and the 
Commissioners. Their  support, i t  w i l l  be reca l led ,  was obtained p r io r  
to the expansion o f  the Area, when the Plan was focused on the CBD.
When the expanded Area incensed so many people, the o r ig in a l  supporters 
may not have f e l t  bound to t h e i r  i n i t i a l  views and abandoned the DDA.
Methods o f  Financing the Plan. The DDA's Community Redevelopment 
Plan out l ined several methods o f  f inancing whose use would be authorized 
upon adoption o f  the Plan. Two o f  these methods e l i c i t e d  p a r t i c u la r l y  
strong ob ject ions;  they were the creation o f  Special Improvement Dis­
t r i c t s  and Tax Increment Financing. At the time the proposed Plan was 
being considered, the City o f  Bozeman was encumbered by more SID's than 
any other c i t y  in the State, i t s  outstanding debt being around $10 m i l l i o n  
(which is  comparable to that  o f  B i l l i n g s ) .  Moreover, p r io r  to 1981, the 
C i ty 's  a b i l i t y  to maintain control over the revolv ing account making 
payments on the bonds which had been sold fo r  SID projects was ser ious ly  
impaired by a lack o f  proper accounting pract ices.  Many property own­
ers said that  they cou ldn ' t  carry any add i t iona l  SID assessments on t h e i r  
property and so were opposed to the Plan.
The Tax Increment Financing provis ion f o r  ra is ing  revenue was a 
major obstacle to the creat ion and adoption o f  the Plan. Two p r inc ipa l
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reasons are o f fered to explain why th is  presented such d i f f i c u l t y .  In 
the f i r s t  place, TIF is  a complex means by which funds are raised and 
incentives are made fo r  developers to invest  in the Area. I t  begins 
by " f reez ing"  the taxable valuat ion o f  property in the Area at the level 
o f  the year in which the Plan is adopted. Revenue is  derived by taxing 
improvements made subsequent to tha t .  Simply put,  taxes paid on improve­
ments in the Area are, in turn ,spent  by the Redevelopment Agency in the
Area. Incentives are created by making pub l ic  improvements in the
Area o f  developers' investments using t h e i r  taxes. And, although no one 
receives any r e l i e f  from the amount o f  taxes they pay, many opponents 
viewed i t  as being u n fa i r  to out-of-Area tax-payers, suggesting tha t  
those outside the Area would have to carry the Area's share o f  general
tax increases f o r  the duration o f  the Plan.
Secondly, concern was raised that an t ic ipa ted  actions o f  the State 
Department o f  Revenue reducing the taxable valuation o f  commercial b u i ld ­
ings by 12 percent, the removal o f  the so-ca l led "business inventory tax" 
in 1983, and the changes in the vehicle l icens ing  tax s t ruc tu re  would 
great ly  diminish sources o f  revenue fo r  the City in the near fu tu re .  Joe 
Sabol, at torney fo r  the Bozeman Property Owners Associat ion, questioned 
the wisdom o f  r e s t r i c t i n g  increases in sources o f  fu ture  tax do l la rs  in 
l i g h t  o f  these actions.
Determination o f  B l i g h t . Before a Montana c i t y  or  town adopts a 
community redevelopment plan such as the one the DDA proposed, the local 
governing body must make a determination that b l ig h t  ex is ts  as defined in 
Section 7-15-4206 (2) o f  the Montana Urban Renewal Law, thereby necessi­
ta t in g  the adoption o f  such a plan to el iminate  i t  and prevent i t s  spread.
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The d e f i n i t i o n  is  i n t e n t i o n a l l y  broad and vague, making the determina­
t i o n  o f  b l i g h t  a h ig h ly  s u b je c t i v e ,  i f  not p o l i t i c a l ,  de term inat ion .
In the case o f  Bozeman, no pa te n t ly  obvious b l ig h te d  cond i t ions  
e x i s t ,  and the DDA made no conten t ion  th a t  a s e r io u s ly  b l ig h te d  cond i ­
t i o n  did e x i s t .  T h e i r  aim was p r im a r i l y  to  prevent f u r t h e r  b l i g h t  from 
occurr ing  o r  spreading in the downtown. The DDA Plan emphasized trends 
which cu r ren t  cond i t ions  suggested and f a i l e d  to show a s p e c i f i c  instance 
o f  b l i g h t ,  much less how i t  would be remedied. The s ta t u to r y  mandate 
to determine the ex is tence o f  b l i g h t  and the lack o f  obvious b l i g h t  
prompted the DDA to  conclude in t h e i r  Plan th a t  b l i g h t  ex is te d  based on 
the recommendations made in the p r i o r  s tud ies done o f  the area. In o ther  
words, the Plan i d e n t i f i e d  problems which had been i r r i t a t i n g  the com­
munity f o r  years and proposed to co r rec t  them before they worsened.
C r i t i c s  o f  the Plan questioned the v a l i d i t y  o f  much o f  t h i s  evidence 
o f  b l i g h t .  S p e c i f i c a l l y ,  they questioned the use o f  the City-County  
land use s tudy,  no t ing  th a t  the in te rns  were not q u a l i f i e d  to  make the 
judgments they made. And whi le  acknowledging the v a l i d i t y  o f  the Boze­
man T r a f f i c  Study, the same c r i t i c s  suggested th a t  the existence o f  any 
b l i g h t  which i t  ind ica ted  could be best d ea l t  w i th  by adoption and 
enforcement o f  s u i ta b le  park ing and t r a f f i c  regu la t ions  w i th o u t  r e s o r t ­
ing to the c rea t ion  o f  an urban renewal plan.
Some o f  the property-owners in the Area expressed ind ig na t ion  at 
the prospect o f  having t h e i r  p roper ty  ins ide  the boundaries o f  an area 
which had been o f f i c i a l l y  designated as b l ig h te d .  This was p a r t i c u l a r l y  
t rue  o f  homeowners who not on ly  ind ica ted  th a t  they were in s u l te d  by 
t h i s  label but also expressed apprehension th a t  the value o f  t h e i r  prop­
e r t y  would f a l l  because o f  i t .
In the end, the Commission determined th a t  the case f o r  the e x i s ­
tence o f  b l i g h t  in the downtown was too weak to  support a Resolu t ion o f  
Necessity which would have al lowed the adopt ion proceedings to  continue. 
Given the l a t i t u d e  which the Urban Renewal Law provides loca l  govern­
ments in making the determ inat ion o f  the ex is tence o f  b l i g h t ,  and the 
Commission's i n i t i a l  support o f  the concept o f  r e v i t a l i z i n g  the down­
town, i t  can be i n fe r re d  th a t  t h e i r  dec is ion was made, in p a r t  a t  l e a s t ,  
in deference to  the many people who s t ro n g ly  voiced t h e i r  oppos i t ion  to 
the DDA proposal.
CONCLUSION
Of a l l  the in f luences  which c o n t r ibu ted  to  the defeat o f  the Down­
town Development A sso c ia t io n 's  Community Redevelopment P lan , the lack o f  
t ime a v a i la b le  f o r  adequate prepara t ion  and p resen ta t ion  l i e s  a t  the 
hear t  o f  them. The r e s u l t  o f  t r y i n g  to  meet the December 31 deadl ine 
permeates t h i s  e n t i r e  case, a f f e c t i n g  the d r a f t i n g ,  p resen ta t ion  and 
defense o f  the Plan before the Bozeman C i ty  Commission and the c i t i z e n s  
o f  Bozeman.
The lack o f  t ime and the shortage o f  funds prevented the DDA from 
undertaking any new s tud ies  to  support t h e i r  c la im th a t  Bozeman's down­
town was b l ig h te d .  The fa c t  th a t  Bozeman has the appearance o f  a hea l thy  
community w i th  an es tab l ished  pa t te rn  o f  growth requ ires  tha t  claims o f  
the ex is tence o f  marginal o r  i n c i p i e n t  cond i t ions  which c o n s t i tu te  
b l i g h t  be q u a n t i f ie d  and subs tan t ia ted  by sound research. This was not 
done. Ins tead,  what was presented as the need f o r  urban renewal was 
e s s e n t i a l l y  recycled mater ia l  which had al ready appeared before the com­
munity and which,  in  those previous in c a rn a t io n s ,  had f a i l e d  to prompt
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a c t i o n  t o  a d d re s s  t h e  problems i d e n t i f i e d .  I f  b l i g h t  e x i s t s ,  t h e  DDA 
did  n o t  prove i t  d i d .
The s h o r t a g e  o f  t i m e ,  coup led  wi t h  a d e s i r e  t o  p r e s e r v e  t he  P l a n ' s  
f l e x i b i l i t y ,  a l s o  i n f l u e n c e d  t h e  p r e p a r a t i o n  o f  t h e  Goals and O b j e c t i v e s  
o f  t h e  P l a n ,  making i t s  f u t u r e  a c t i o n s  nebulous  and w i t h o u t  s p e c i f i c i t y  
r e g a r d i n g  how t h e y  were t o  be r e a l i z e d .  No r e s e a r c h  was u nd e r t ak en  
p r i o r  t o  t he  d r a f t i n g  and p r e s e n t a t i o n  o f  t he  Plan which might  have s u g ­
g e s t e d  t h a t ,  had i t  been adop t ed  and e n a c t e d ,  b l i g h t  in t he  Area would 
have been e l i m i n a t e d  o r  p r e v e n t e d .  I n s t e a d ,  p a s t  s u c c e s s e s  i n  o t h e r  
Montana communi t ies  were used t o  s u p p o r t  t h i s  c o n t e n t i o n .  In a s i m i l a r  
v e i n ,  t h e  Plan o f f e r e d  no e s t i m a t e  o f  t h e  c o s t  o f  i m p l e m e n t a t i o n ,  on l y  
how i t  was t o  be f i n a n c e d ,  a g a i n ,  p o i n t i n g  t o  s u c c e s s e s  in o t h e r  commu­
n i t i e s  u s i ng  t h e  f i n a n c i n g  methods o u t l i n e d  in t h e  P l a n .  The i n a b i l i t y
t o  p r o j e c t  any c o s t  f i g u r e s  r a i s e d  some u n d e r s t a n d a b l e  s k e p t i c i s m  among
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t h e  P l a n ' s  opponent s  and i t s  i n i t i a l  s u p p o r t e r s .
The Plan which was p r e p a r e d  and p r e s e n t e d ,  t h e n ,  s u f f e r e d  because  
o f  t h e  u n r e a l i s t i c  t ime  s ch e du l e  t h e  DDA imposed on i t s e l f .  The r e s u l t  
was a document  which l a ck ed  v a l i d  and s u p p o r t a b l e  d e t e r m i n a t i o n  o f  the  
need f o r  the  a c t i o n s  which i t  p ro p o se d ,  one which l a c k e d  t h e  s p e c i f i c i t y  
n e c e s s a r y  f o r  t h o u g h t f u l  d e c i s i o n - m ak i n g  on the  p a r t  o f  t he  C i t y  Com­
m i s s i o n .  In r e t r o s p e c t ,  Brad S t r a t t o n ,  T r e a s u r e r  o f  t h e  DDA, remarked 
t h a t  the  h a s t e  wi th  which t h e  Plan was p r e p a r e d  macte i t " t o o  much o f  a 
canned program" s u g g e s t i n g  t h a t  i t  was n o t  a d e q u a t e l y  t a i l o r e d  t o  f i t  
t he  Bozeman community,  t h a t  i t  was n o t  enough t o  have shown t h a t  t he
P l a n ' s  e l ement s  worked in o t h e r  c i t i e s .  I t  had t o  be shown how i t  was
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t o  work in Bozeman.
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Despite the f a c t  th a t  the DDA hosted three p u b l ic  hearings on the 
Plan p r i o r  to  subm i t t ing  i t  to  the C i ty  Commission and tha t  over f i f t e e n  
a r t i c l e s  regarding i t  appeared in the Bozeman Dai ly  C h ro n ic le , the DDA 
representa t ives  in s is te d  th a t  the opponents to  t h e i r  Community Redevelop­
ment Plan s imply d id  not understand i t .  The C h ro n ic le , in an e d i t o r i a l
a f t e r  the P lan 's  de fea t ,  wondered why, i f  th a t  were the case, they
27w e re n ' t  educated by the DDA? The answer was th a t  there was i n s u f f i ­
c ie n t  t ime f o r  the community to  become f a m i l i a r  w i th  the Plan and the 
p o s i t i v e  p o s s i b i l i t i e s  i t  contained f o r  he lp ing the downtown remain 
hea l thy .  There was not enough t ime to ease the skept ic ism in some 
peoples' minds regarding c e r ta in  elements in  the Plan (such as the power 
o f  eminent domain, power to  create S ID 's ,  and Tax Increment Financing) 
which were seen as g iv ing  one more government agency a u th o r iz a t io n  to 
increase taxes and con f isca te  p r iv a te  p roper ty .
The haste w i th  which the DDA t r i e d  to prepare, present and defend 
the Plan a lso suggests a c e r ta in  p o l i t i c a l  na ive te '  on t h e i r  p a r t .  The 
t imetab le  which they had es tab l ished  was r e a l i s t i c  on ly up to the po in t  
th a t  t h e i r  Plan was unopposed by Bozeman c i t i z e n s .  In o th e r  words, the 
DDA f a i l e d  to take in to  account the amount o f  time i t  would take to 
counteract a group such as the Property Owners Associa t ion who f e l t  
t h e i r  vested in te re s ts  were jeopard ized by the Plan. The f a i l u r e  to 
a n t ic ip a te  the in e v i t a b le  oppos i t ion  to  t h e i r  Plan and the concomitant 
f a i l u r e  to  a l low time to meet i t  competently was p o l i t i c a l l y  s h o r t ­
s igh ted.  Furthermore, once the DDA had " locked horns" w i th  t h e i r  oppon­
ents before the C i ty  Commission, they l o s t  con tro l  o f  t h e i r  t ime tab le .  
From th a t  p o in t  on, the Commission determined deadlines in the adoption 
process, f u r t h e r  eroding the DDA's p o l i t i c a l  maneuverab i l i ty .
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And although the DDA had successfu l ly  imparted to the Commission 
a conceptualization o f  the Plan's pos i t ive  bene f i ts ,  the DDA was none­
theless unable to arm them with enough s p e c i f i c  information to re s is t  
the p o l i t i c a l  pressure generated by the h igh ly  vocal opponents to the 
Plan. Indeed, on March 8, while vot ing unanimously to h a l t  the C i ty 's
consideration o f  the Plan, several Commissioners said the idea o f  devis-
28ing methods to b u i ld  up the downtown should not die with the Plan.
A CHECKLIST FOR COMMUNITY REDEVELOPMENT
Any group considering undertaking the development o f  an urban 
renewal plan or other community redevelopment p ro jec t  stands to benef i t  
from the experience o f  the Bozeman Downtown Development Association, 
even though tha t  p a r t i c u la r  e f f o r t  proved to be unsuccessful. Although 
th is  case study explains why t h e i r  Community Redevelopment Plan was not 
accepted by the City  Commission, i t  also suggests points to consider 
which may prove in s t ru c t ive  in subsequent e f fo r t s  by others.
Groups undertaking a community redevelopment pro jec t  need to remem­
ber that what they are attempting to do is to  a f fe c t  public  po l icy  to
bring about changes in condit ions in the community. Their  proposals
may demand a re-order ing o f  ex is t in g  p r i o r i t i e s  in how the community 
functions and, so, have a s ig n i f i c a n t  impact on the l ives  o f  t h e i r  f e l ­
low c i t ize ns .  Operating in th is  arena requires an a t t i tu d e  o f  constant 
circumspection and s e n s i t i v i t y .  No group, no matter how w e l l - in te n t ione d ,  
can presume to attempt to inf luence publ ic  po l icy  at the local level
without an appreciation o f  how t h e i r  goals w i l l  a f fe c t  others. Those
whose views and perceptions are not taken in to  account--the homeowners 
in th is  case--may be the undoing o f  the best o f  plans.
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The fo l low ing  check l i s t  is  provided to help groups engaged in com­
munity redevelopment projects to organize t h e i r  e f fo r t s  and an t ic ipa te  
d i f f i c u l t i e s  they may encounter. In order to preserve the general 
a p p l i c a b i l i t y  o f  the ch e ck l is t ,  the condit ion which prompts the group
to act is  cal led a "problem" and the response to i t  is cal led the
"remedy."
1- Has a c lear  d e f in i t io n  been made o f  the problem to be corrected?
In other words, what is i t  that  is  wrong and, more important ly ,  why is 
i t  a problem fo r  the community? I f  the problem is not i d e n t i f ie d  and
somehow measured in terms which make sense, a plan fo r  correct ing i t
w i l l  be d i f f i c u l t  to  formulate. And, without a c lea r  idea o f  what con­
s t i t u te s  the problem, progress toward i t s  correct ion cannot be measured. 
F in a l ly ,  the problem must be id e n t i f ie d  in such a way tha t  others in the 
community recognize i t  as such. In the case o f  proposing an urban 
renewal plan, b l ig h t  must be id e n t i f ie d  in a manner which convinces the 
local government and the community o f  i t s  existence.
2- What w i l l  correct  the problem? I t  is  possible tha t  a community's 
problem(s) may be remedied by a number o f  act ions, so i t  is important to 
invest igate avai lab le  a l te rna t ives  and select the most appropriate one(s). 
Appropriateness can be determined by many c r i t e r i a ,  such as the a v a i l ­
a b i l i t y  o f  resources required by any remedy to the problem, urgency cre­
ated by the problem, who is involved in carry ing out any remedy, legal 
requirements o f  the implementation o f  remedies, and how eas i ly  i t  can be 
understood by those who decide whether or not i t  should be pursued. 
Relative to these c r i t e r i a  o f  appropriateness is the question o f  cost.
3. What w i l l  i t  cost  to  co r re c t  the problem? In ad d i t io n  to money, 
what o ther  costs w i l l  the community incu r  in c o r re c t in g  these problems? 
W i l l  the so lu t io n  be unpopular among some community res idents? What 
costs w i l l  be created from overcoming t h e i r  ob jec t ions?  W i l l  the s o lu ­
t i o n  demand the expense o f  valued community in ta n g ib le s  such as charac­
t e r ,  mood, h i s t o r i c a l  o r  c u l t u ra l  elements? W i l l  personal o r  community 
s a c r i f i c e s  be demanded by the remedy and, i f  so, how w i l l  they be 
assured o f  being forthcoming? A f t e r  costs have been determined, is  the 
remedy s t i l l  appropria te? In o ther  words, is  the s o lu t io n  less de s i rab le ,  
because o f  costs ,  than the problem?
4. Is the v is ion  which the remedy lays out capable o f  being shared?
When others are confronted w i th  the remedy to  the problem, do they share 
and appreciate i t  enough to  support i t s  adoption and implementation?
This means th a t  in order f o r  others to  make a sound judgment regarding 
the remedy, they must f i r s t  understand i t  and be f a m i l i a r  w i th  i t .  In 
the Bozeman case the DDA's Plan was opposed by property  owners who 
refused to consider i t s  p o s i t i v e  bene f i t s  because they were i n te n t  on 
heading o f f  the p rov is ions  i t  contained which they re a d i l y  perceived as 
having a negat ive impact on them. F a m i l i a r i t y  is  important  to  ga in ing 
support f o r  a remedy because i t  represents change and, to  minimize r e s i s ­
tance from others f o r  a new idea, there must be adequate time and 
oppor tun i ty  f o r  i t  to  be stud ied and considered by those whom i t  a f f e c ts .
5. How w i l l  pol icy-makers react  to remedy proposals from outs ide the 
government? Before going too f a r  in developing a proposal , approach 
community leaders and express concern w i th  the problem to f i n d  out i f  
anything is  underway to address i t .  W i l l  "ou ts ide "  proposals be 
unwelcome? I t  i s  also necessary to  perform the p o l i t i c a l  homework and
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fence mending throughout the process o f  proposing a remedy to  a prob­
lem. Changes in pub l ic  p o l ic y  normally  requ ire  recommendations from 
diverse areas o f  the loca l  government. For t h i s  reason, i t  is  impor­
ta n t  to  secure and maintain support from those boards and agencies 
whose views w i l l  be taken in to  account by the po l icy-makers. Do they 
have ideas, needs or  r e s t r i c t i o n s  which w i l l  a f f e c t  the development o f  
a remedy or  a f f e c t  i t s  adoption as pub l ic  po l icy?
6. How is  the remedy represented to the publ ic? Are the members o f  
the news media f a m i l i a r  w i th  both the problem and the remedy to  repor t  
i t  accura te ly  and c le a r ly -  Groups are urged to work wi th
re po r te rs ,  supplying them w i th  in fo rmat ion  and answers to t h e i r  ques­
t io n s .  Most people in the community w i l l  become aware o f  remedy pro­
posals through newspapers and rad io .  Consequently, i t  is  important 
th a t  proposals be presented in a manner which is  complete and compre­
hensib le .
7. How are those who oppose the remedy regarded? A change in pub l ic  
p o l ic y  at  the loca l  government leve l  is  l i k e l y  to  generate opposi t ion 
from community members who perceive the change being made a t  the 
expense o f  t h e i r  power, status or  convenience. The views and s t r a t e ­
gies o f  opponents to  the remedy w i l l  be a f fec ted  by whether these 
people are trea ted as obstruc t ions to be overcome o r ,  worse, ignored, 
o r  i f  they are to be trea ted as c i t i z e n s  wi th  le g i t im a te  concerns who 
must be won over. By a n t i c ip a t in g  the in e v i ta b le  development o f  oppo­
s i t i o n ,  groups proposing remedies can plan a s t ra tegy  to  deal wi th  i t  
ea r ly  on. When opponents become known, a group should determine i f  
t h e i r  views can be accommodated by the remedy w i thou t  jeopard iz ing  i t s
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effect iveness. I f  not,  can the views o f  the opposit ion be mit igated in 
any way?
8. How committed is the group to providing a remedy to the problem 
which has been iden t i f ied ?  Being r ig h t  and we l l - in ten t ioned  are not 
guarantees o f  success. Often change w i l l  come about only a f t e r  p o l i t i ­
cal c o n f l i c t  which may cause pain fu l  d iv is ions  in the community. As a 
re s u l t ,  the advantage rests with those who advocate the status quo.
In the face of determined opposit ion,  w i l l  the group's resolve be main­
tained? I f  the policy-makers do not accept the group's f i r s t  remedy, 
w i l l  an a l te rna t ive  proposal be sought? I t  is  important to an t ic ipa te  
the p o s s ib i l i t y  o f  f a i lu re  as much as success in order to calcula te 
whether or not the group's energy and resources can be put to be t te r  use.
NOTES
1. See Appendix A f o r  po r t ions  o f  the Montana Urban Renewal Law c i te d  
h e re in .
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APPENDIX A
The fo l lo w in g  sections o f  Montana's Urban Renewal Law govern the 
c rea t ion  and approval o f  urban renewal plans by loca l  governments, as 
well  as define cond i t ions o f  b l i g h t  such plans are to remedy.
7-15-4214. Hearing on Urban renewal plan requ i red .
(1) The loca l governing body sha l l  hold a pub l ic  hearing on an urban 
renewal plan a f t e r  p u b l ic  no t ice  the reo f .
(2) Upon re ce ip t  o f  the recommendations o f  the planning commission, or  
i f  no recommendations are received w i th in  said 60 days then w i thou t  
such recommendations, the local governing body may proceed w i th  the hear­
ing on the proposed urban renewal p ro jec t  plan.
7-15-4216 Requirements f o r  approval o f  urban renewal plans and p r o je c t s .
(1)^ The loca l  governing body sha l l  not approve an urban renewal plan 
u n t i l  a comprehensive plan or  parts o f  such plan f o r  an area which would 
inc lude an urban renewal area f o r  the m u n ic ip a l i t y  have been prepared.
(2) A m u n ic ip a l i t y  sha l l  not approve an urban renewal p ro jec t  f o r  an 
urban renewal area unless the local governing body has by reso lu t ion  
determined such area to be a b l igh ted  area and designated such area as 
appropr ia te fo r  an urban renewal p ro je c t .
(3) An urban renewal plan adopted a f t e r  Ju ly  1, 1979, must be approved 
by ordinance.
(4) A l l  urban renewal plans approved by re so lu t ion  p r i o r  to May 8,
1979, are hereby va l ida ted .
7-15-4206. D e f i n i t i o n s . The fo l lo w in g  terms, wherever used or  re fe r red  
to in th is  pa r t  o r  pa r t  43, sha l l  have the fo l lo w in g  meanings unless a 
d i f f e r e n t  meaning is  c le a r l y  ind ica ted  by the context:
(2) "B l igh ted area" sha l l  mean an area which is  conducive to  i l l  
hea l th ,  transmission o f  disease, i n fa n t  m o r t a l i t y ,  ju v e n i le  del inquency, 
and crime; s u b s ta n t ia l l y  impairs o r  a rrests  the sound growth o f  the c i t y  
o r  i t s  env irons;  re tards the prov is ion o f  housing accommodations; o r  con­
s t i t u t e s  an economic or soc ia l  l i a b i l i t y  and/or is  detr imenta l  or con­
s t i t u t e s  a menance to the pub l ic  hea l th ,  s a fe ty ,  we l fa re ,  and morals in 
i t s  present cond i t ion  and use, by reason o f :
(a) the substan t ia l  physical d i l a p id a t io n ;  d e te r io ra t io n ;  defec­
t i v e  cons t ruc t ion ,  m a te r ia l ,  and arrangement; and/or age obsolescence o f  
bu i ld ings  o r  improvements, whether re s id e n t ia l  or  n o n re s id e n t ia l ;
(b) inadequate p rov is ion  f o r  v e n t i l a t i o n ,  l i g h t ,  proper sa n i ta ry  
f a c i l i t i e s ,  o r  open spaces as determined by competent appra isers  on the 
basis o f  an examination o f  the b u i ld in g  standards o f  the m u n ic ip a l i t y ;
(c) inappropr ia te  or mixed uses o f  land or  b u i ld in g s ;
(d) high dens i ty  o f  populat ion and overcrowding;
(e) de fec t ive  or  inadequate s t r e e t  layou t ;
( f )  f a u l t y  l o t  layout  in r e la t i o n  to s iz e ,  adequacy, a c c e s s i b i l i t y ,  
o r  usefulness;
(g) excessive land coverage;
(h) unsani tary  o r  unsafe con d i t ion s ;
( i )  d e te r io ra t io n  o f  s i t e ;
( j )  d i v e r s i t y  o f  ownership;
(k) tax o r  specia l assessment del inquency exceeding the f a i r  value 
o f  the land;
(1) de fec t ive  or  unusual cond i t ions o f  t i t l e ;
(m) improper subd iv is ion  o r  obsolete p l a t t i n g ;
(n) the existence o f  cond i t ions which endanger l i f e  or  property  by 
f i r e  or  o ther  causes; or
(o) any combinations o f  such fa c to rs .
APPENDIX B
Section 7-15-4283 o f  the Montana Codes provides a number o f  d e f i n i ­
t ions  re la ted  to Tax Increment Financing which w i l l  aid the reader as 
the mechanics o f  the scheme are explained.  Some o f  those d e f i n i t i o n s  
are:
a) "Actual taxable va lue . "  The taxable value o f  taxable property  
a t  any t ime, as ca lcu la ted  from the assessment r o l l  l a s t  
equal ized.
b) "Base taxable va lue ."  The actual taxable value o f  a l l  taxable
property  w i th in  an urban renewal d i s t r i c t  p r i o r  to the e f f e c ­
t i v e  date o f  a tax increment f inanc ing  p rov is ion .
c) "Incremental taxable va lue . "  The amount, i f  any, by which the 
actual taxable value a t  any time exceeds the base taxable 
value o f  a l l  property  in an urban renewal area, (a - b = Vi)
d) "Tax increment."  The c o l le c t io n s  re a l ized  from extending the
tax le v ie s ,  expressed in m i l l s ,  o f  a l l  tax ing  bodies in which
the urban renewal d i s t r i c t  o r  a pa r t  the reo f  is  located against
the incremental taxable value (see c ) .
e) "Taxes." A l l  taxes lev ied  by a tax ing  body against property  on
an ad valorem basis.
f )  "Taxing body." Any c i t y ,  town, county, school d i s t r i c t ,  or  
o ther p o l i t i c a l  subd iv is ion  or  governmental u n i t  o f  the s ta te ,  
inc lud ing  the s ta te ,  which lev ies  taxes against property  w i th in  
the urban renewal d i s t r i c t .
Upon adoption o f  an urban renewal plan which con ta ins,  o r  has l a t e r  
been amended to conta in ,  a tax increment p ro v is ion ,  the c le rk  o f  the 
m u n ic ip a l i t y  sends a copy o f  i t  to the s ta te ,  county or  c i t y  o f f i c e r s  
responsible f o r  assessing and tax ing property in the urban renewal d i s t ­
r i c t .  These o f f i c i a l s  immediately, and each year fo l lo w in g ,  ca lcu la te  
and repor t  to the m u n ic ipa l i ty  and o ther  a f fec ted  tax ing  bodies the 
base, actual and incremental taxable value o f  property in the d i s t r i c t .
43
As f a r  as t h e  t a x i n g  bod ie s  a r e  co nce rn e d ,  t he  t a x  base  in t he  
urban renewal  a r e a  a g a i n s t  which t h e i r  m i l l s  a r e  l e v i e d  i s  " f r o z e n . "
In c o n s i d e r i n g  whe t he r  o r  n o t  t o  s u p p o r t  an urban renewal  p lan  wi t h  a 
t a x  i nc r emen t  p r o v i s i o n ,  t h e  t a x i n g  bod ie s  must  weigh the  i m p l i c a t i o n s  
o f  such a c i r c u ms t an c e  on a n t i c i p a t e d  f u t u r e  r evenue .  The d i f f e r e n c e  
between the  a c t u a l  t a x a b l e  va l ue  and the  " f ro z e n "  base  r e p r e s e n t s  
t a x a b l e  v a l ue s  which t he y  w i l l  f o r eg o  f o r  as much as t e n  y e a r s .  The 
b e n e f i t  t h e y  s t a n d  t o  ga in  i s  a g r e a t l y  enhanced va l ue  o f  mi l l  l e v i e s  
and an expanded t a x  base in t h e  f u t u r e .  Thi s  ga in  may a l low f o r  f u t u r e  
r e d u c t i o n  o f  mi l l  l evy  r a t e s ,  o r  t he  expanded revenue  from a s t a b l e  
m i l l  l evy  cou ld  be c h a n n e l l e d  to  ma jor  c a p i t a l  p r o j e c t s  once t he  t a x  
i nc remen t  p r o v i s i o n  e x p i r e s .
A h y p o t h e t i c a l  example a t  t h i s  p o i n t  w i l l  i l l u s t r a t e  t h i s  t r a d e ­
o f f ,  as wel l  as s u g g e s t  how t he  Tax Increment  F inanc ing  Fund a cc ru e s  
a n n u a l l y ,  g e n e r a t i n g  the  revenue used to  u nd e r t ak e  the  p u b l i c  p o r t i o n  
o f  the  p u b l i c - p r i v a t e  s e c t o r  p a r t n e r s h i p  a l l u d e d  t o  e a r l i e r .  Al though 
t h e  example i s  h y p o t h e t i c a l ,  i t s  s u b s t a n c e  i s  drawn from a c t u a l  urban 
renewal p r o j e c t s  and p l ans  in the  s t a t e .
The t a x  base  in t h e  newly adop ted  urban renewal  d i s t r i c t  o f  Town X 
has been v i r t u a l l y  s t a g n a n t  o v e r  t he  p a s t  t e n  y e a r s .  Many o f  t he  b u i l d ­
ings  a r e  u n d e r u t i l i z e d  and in d i s r e p a i r .  The r e t a i l  s t o r e s  in the  d i s t ­
r i c t  a r e  f a c i n g  s t i f f  c om p e t i t i o n  from a r e c e n t l y  deve loped  shopping 
mall  on the  edge o f  the  town. People in t he  community d o n ' t  seem t o  be 
spending  much t ime o r  money downtown anymore.  A number o f  dev e l o p e r s  
a r e  i n t e r e s t e d  in coming i n t o  t h e  town,  bu t  c o n s i s t e n t l y  o ve r l ook  the  
aging downtown a rea  because  o f  the  above c o n d i t i o n s ,  t h e  l ack  o f  p a r k i n g ,  
the  t r a f f i c  problems and many o t h e r  d e f i c i e n c i e s  o f  t he  a r e a .
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The Community Urban Renewal E f f o r t  (CURE) has a number o f  p ro jec ts  
in mind to remedy the d i s t r i c t ' s  i l l s  and has been empowered by the 
town counci l  to  use TIF in order to generate the revenue to  carry  out 
t h e i r  plan. The tax base in the d i s t r i c t  i s  determined to be $17.5 m i l ­
l i o n  in the s ta r t - u p  year and is  " f rozen" a t  th a t  le v e l .
The fa c t  tha t  CURE plans seem sound and w e l l - d i r e c te d ,  and are sup­
ported by the town counci l  convinces one developer tha t  there w i l l
indeed be a renaissance in the d i s t r i c t .  He decides to "get in on the
ground f l o o r "  and bu i lds  an o f f i c e  b u i ld in g  in the d i s t r i c t  the next 
year ,  adding $.5 m i l l i o n  to the tax base. The next year ,  the combined 
lev ies  o f  a l l  the tax ing bodies are lev ied  against the actual taxable 
value o f  the d i s t r i c t - - $ 1 8  m i l l i o n .  The ir  to t a l  share, however, i s  the 
amount o f  revenue generated by levy ing the m i l l s  against the $17.5 
m i l l i o n  f ig u re .  The revenue generated by levy ing  the m i l l s  against the 
$.5 m i l l i o n  goes to  CURE to  fund the p ro jec ts  in the urban renewal plan.
The c i t y  agrees to  issue a bond to b u i ld  a m u l t i - l e v e l  parking 
garage in the heart  o f  the d i s t r i c t  w i th  the revenue from TIF committed 
to pay o f f  the p r in c ip a l  and the i n te r e s t .  With the promise o f  the new 
garage, some o f  the merchants decide not to move to the m a l l ,  but
choose to renovate t h e i r  stores instead, also adding to the actual t a x ­
able value o f  the d i s t r i c t  and the tax increment revenue. Each year 
the revenue generated by investment, construc t ion  and redevelopment 
give the CURE group more resources to en t ice  fu r th e r  development in the 
d i s t r i c t .  A pedestr ian mall is  b u i l t  where an un s igh t ly  a l l e y  once 
ex is ted.  Once f r u s t r a t i n g  t r a f f i c  patterns are replaced by smooth 
f lowing ones, a f t e r  a few underused side s t ree ts  were converted in to  a
45
network o f  urban "pocket parks ."  A new landscaping and s ign ing  o r d i ­
nance helps to  tone down the assau l t  o f  ga r r ish  neon signs.
At the close o f  the tenth  and f i n a l  year o f  the p lan,  the actual
tax base in the d i s t r i c t  has more than doubled. The downtown has
become once again a v i t a l ,  t h r i v i n g  pa r t  o f  the Town X community. The
fo l lo w in g  char t  depicts  t h i s  growth and r e v iv a l .
in
mi 11 ions
actual 
taxable value
incremental 
taxable value
TIF 
n/  expiresbase taxable value
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TOWN X
In add i t ion  to being used f o r  f inanc ing  bond issues re la ted  to urban 
renewal plans,  and f a c i l i t i e s  such as parks and pedestr ian m a l ls ,  Mon­
tana s ta te  s ta tu tes  s p e c i f i c a l l y  mention as o ther  appropr ia te  uses f o r  
TIF revenue such th ings as land a c q u is i t i o n ,  demol i t ion o f  s t ru c tu re s ,  
re loca t ion  o f  occupants, and numerous pub l ic  improvement p ro jec ts  such 
as sewers, a l l e y s ,  s t r e e ts ,  curbs, g u t te rs ,  pub l ic  b u i ld in g s ,  e tc .  The
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law s t r e n g t h e n s  t h e  p u b l i c - p r i v a t e  p a r t n e r s h i p  by p e r m i t t i n g  TIF t o  be 
used in c o n j un c t i on  wi th  the  development  o f  p r i v a t e  p r o p e r t y .  Thi s  p r o ­
v i s i o n ,  i n c i d e n t a l l y ,  i s  what has e nab l e d  t he  Missoula  Redevelopment  
Agency t o  become a f u l l  p a r t n e r  in the  proposed c o n s t r u c t i o n  o f  a 
Shera ton Hotel  on the  Clark Fork River  in downtown Missou la .  The Ci ty 
o f  K a l i s p e l l  i n t e n d s  t o  use TIF revenue in a loan l e ve r ag e  program which 
w i l l  h e l p  i n v e s t o r s  d e f r a y  p a r t  o f  t he  c os t  o f  borrowing in o r d e r  to 
develop the  renewal d i s t r i c t .
The h y p o t h e t i c a l  example o f  Town X shows how TIF i s  supposed to 
work t o  s t i m u l a t e  urban redevelopment .  Obv ious ly ,  i t  r e s t s  on a number 
o f  assumpt ions  which,  given the  c u r r e n t  s t a t e  o f  the  econorry,  must seem 
f a i r l y  o p t o m i s t i c .  One such assumpt ion i s  t h a t  development  and growth 
in a community a re  i n e v i t a b l e .  This i s  a c r u c i a l  a s s umpt i on ,  because  
w i t ho u t  development ,  no inc rement  i s  r e a l i z e d ,  and thus  TIF revenue i s  
no t  g e n e r a t e d .  Another  rosy assumpt ion i s  t h a t  t a x - p a y e r s  w i l l  pay t h e i r  
t axes  prompt ly and no t  pay them under  p r o t e s t .  I f ,  f o r  economic o r  
o t h e r  r e a s o n s ,  l a r g e  numbers o f  t ax  payers  f a l l  d e l i n q u e n t  on t h e i r  tax 
payments,  as happened l a s t  y e a r  in Mi ss ou l a ,  p l ann ing  based on a n t i c i ­
pa t ed  revenue must be a d j u s t e d .  Another  assumpt ion i s  t h a t  t h e  r e s t  o f  
the  community w i l l  be c o n t e n t  t o  " ca r r y"  t h e  d i s t r i c t  f o r  ten y e a r s .  I f ,  
in the  seventh  y e a r ,  f o r  example,  t he  community t a x  payers  r e v o l t e d ,  
s a y i n g ,  "Enough urban renewal a l r e a d y !  Get t h a t  p r o p e r ty  on the  t a x  
r o l l s  paying f o r  s chool s  and f i r e  and p o l i c e  p r o t e c t i o n ! "  The c i t y  i s  
empowered by the  s t a t u t e s  t o  remi t  t o  the  o t h e r  t a x i n g  bodies  a p r o p o r ­
t i o n a t e  share  o f  TIF revenue a f t e r  a l l  bonding and a d m i n i s t r a t i v e  o b l i g a ­
t i o n s  are  met.
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From a p o l i t i c a l  perspect ive,  TIF can be a very v o l a t i l e  issue.
In the f i r s t  p lace, i t  purports to  " f reeze"  someone's taxes f o r  ten 
years , and many taxpayers re je c t  i t  out o f  hand f o r  tha t  reason, p a r t i ­
c u la r l y  i f  i t  is  not th e i r s  which are being so a f fec ted .  Th is ,  o f  
course, is not an accurate understanding o f  how TIF works; nonetheless, 
i t  is  a common one. In r e a l i t y ,  by law, property  in the urban renewal 
d i s t r i c t  has i t s  actual value ca lcu la ted every year. Tax payers in the 
d i s t r i c t  pay tax  on tha t  value, and i t  is  only the base value which is  
frozen. No one, in o ther  words, gets a break on t h e i r  taxes. Indeed, 
being sub ject  to an annual ca lcu la t io n  o f  actual va lue, tax  payers in 
the d i s t r i c t  would probably be held more s t r i c t l y  accountable f o r  the 
value o f  t h e i r  property than those outside the d i s t r i c t .  Even so, i t  
is  d i f f i c u l t  to get many tax payers outs ide the d i s t r i c t  to  l i s t  to  a 
TIF proposal past the par t  about " f reez ing  the tax base f o r  ten yea rs , "  
much less support i t .
On a leve l  o f  tax burden, i t  may be argued th a t ,  al though i n ­
d i s t r i c t  tax  payers don ' t  get a break on t h e i r  taxes, the po r t ion  o f  
t h e i r  taxes earmarked f o r  urban renewal p ro jec ts  is  spent to  improve 
the property  in the d i s t r i c t  and, so, d i r e c t l y  benef i ts  them; on the 
o ther  hand, as the cost o f  po l ice  and f i r e  p ro tec t ion  goes up along wi th  
the cost o f  general loca l government serv ices ,  o u t - d i s t r i c t  tax payers 
have the burden o f  the i n - d i s t r i c t ' s  share o f  the increased costs s h i f ­
ted to them. I t  can be argued, in tu rn ,  however, tha t  the tax base 
w i thout  TIF would most l i k e l y  remain stagnant or decl ine cons iderab ly , 
so they would pay f o r  i t  in  any case.
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From a p e r s p e c t i v e  o f  economic development ,  t h e r e  i s  ample e v i ­
dence ,  no t  only in Montana bu t  in o t h e r  s t a t e s  as w e l l ,  t h a t  TIF has 
performed as i t  i s  supposed t o .  I t  does provide  i n c e n t i v e s  t o  p r i v a t e  
deve lopers  by demons t ra t i ng  t h a t  a c i t y  i s  commit ted t o  r e v i v i n g  an 
a r ea  o f  urban decay.  I t  provided seed money to  encourage  d ev e l op ­
ment and c r e a t e s  a government agency both ab l e  and w i l l i n g  t o  accommo­
da te  i n v e s t o r s  and d ev e l op e r s .  To the  degree  t h a t  urban renewal i s  ab le  
to use TIF t o  e r a d i c a t e  " b l i g h t "  and enhance the  beau ty  and f u n c t i o n  o f  
p ub l i c  p l a c e s ,  TIF i s  a t oo l  o f  g r e a t  va lue .
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